We are
Listening.
Public
Hearing

What is CU 8, 2019 about?
The applicant is seeking approval for a “Multiple
Housing Dwelling” development to construct a 48
unit, 3- storey apartment building in the “CB”
Commercial Business Zone.

Tuesday,
April 23, 2019
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

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
*NOTE: Property owners are responsible for notifying “Tenants”

806-A Manitoba Ave.
Selkirk, Manitoba R1A 2H4
Toll Free: 800-876-5831
Phone: 204-482-3717
Fax: 204-482-3799
Email: info@rrpd.ca

Conditional Use 08, 2019
Date: 11 April 2019
Address:

1915 Hoddinott Rd.

Legal
Description:

See Appendix “B” – Legal
Descriptions

Roll Number(s):

79800

Zoning:

“CB” Commercial Business Zone

Development
Plan:

“TMU” – Town Site Mixed Use

Report
Prepared By:

Ingrid Zarichney, Community
Planning Assistant

Report
Finalized By:

Paul Bell, M.Pl, Interim Community
Planner

EXECUTIVE SUMMARY
The applicant is proposing a Multiple Housing Dwelling
(apartment building) on the subject property. The
proposed building will be 3 storeys (35 ft.) and have 48
units. The property is ~3.77 ac. in size. The surrounding
area is generally single-family residential in nature. The
applicant has indicated that future development could
include commercial development.
The
proposed
development
generally conforms to the Zoning Bylaw and the Development Plan. A
Development
Agreement
is
recommended to address items
such as, but not limited to, drainage,
access, landscaping, and municipal
services.
RECOMMENDATION: APPROVAL

Applicant’s Conceptual Site Plan
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1. PROPOSAL

Applicant’s Conceptual Site Plan



The applicant is proposing a Multiple-Housing Dwelling (35 ft. - 3 storey, 48 Unit Apartment
Building) on the northern part of the subject property, with ~50,000 sq. ft. of greenspace
proposed on the southern part.



The applicant has indicated that the proposed multi-family development is the first part of a
phased plan. The applicant has future plans for a commercial building on the property.



The applicant’s intent is to market the multi-family development as a 55+ luxury apartment,
specifically towards existing homeowners in East St. Paul that are seeking to downsize while
remaining in the community.



The footprint of the proposed structure is ~28,500 sq. ft. Unit sizes will range from 1,150 sq. ft.
to 1,250 sq. ft.



As per a Development Agreement with the RM of East St. Paul, “upon completion of the
construction on Raleigh Street (adjacent to the subject property), the approach on Hoddinott Road,
shall only be used for ingress traffic. All traffic shall then egress through a second approach
located on Raleigh Street.”



There are 70 on-site parking spots proposed for the development (58 are required as per the
Zoning By-law Section 59.1.1).



The applicant intends to start development of the site in July 2019 (demolition of existing
structures), commence construction by August 2019, and complete the development by spring
2020.
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A site plan, letter of intent, as well as market analysis have been provided by the applicant and
are included with this report.

2. SITE CONTEXT AND BACKGROUND


The subject property is ~3.8 ac. in size. It is developed with several structures on the property,
used for the operation of a business.



The subject property received Third Reading to be rezoned from “R1-17” Single Housing Dwelling
to “CB” Commercial Business in April 2016 (BL 2013-11).



As per Section 16.7 in the Zoning By-law, Multiple Family Dwellings in the “CB” Commercial
Business Zone shall be developed with the site requirements and provisions in Section 12 Multiple
Family Dwelling Zone. This will affect setbacks, building height, site coverage, site area etc.



The area around the subject property is as follows:



o

North: There is a well treed area along the property long, and then single-family
residential development zoned “R1-17” Single Housing Dwelling.

o

East: There is Agar Ave. (perpendicular to the property) and single-family residential
development zoned “R1-17” Single Housing Dwelling.

o

South: There is Hoddinott Road, and then some single-family residential development
zoned “R1-17” Single Housing Dwelling, and an undeveloped site zoned “RIM” Residential
/ Institutional Mixed Use.

o

West: There is an established tree line, and then parcel of land that runs parallel to
Raleigh Rd. that is owned by the Municipality. This parcel currently has no assigned zone.
Past this parcel is Raleigh Ave. and then single-family residential development zoned “R117” Single Housing Dwelling.

o

Beyond the immediate vicinity of the subject property to the east is the Birds Hill town
site. Just west of the subject property along Hoddinott Rd. is Birds Hill School.

The subject property has an established tree line along the north and west sides of the property,
which may help to reduce negative visual impacts of the development on adjacent properties (e.g.
shadow casting, privacy, etc.)

3. POLICY

3.1. DEVELOPMENT PLAN (2007-14)
Land-Use Designation: 11.0 Mixed Use - “TMU” Town Site Mixed Use
Objectives and policies for the “TMU” Town Site Mixed Use designation support the mixture of land uses,
particularly residential (including single-family and multi-family uses) and commercial development within
the area. This also facilitates residential and commercial development taking place on the same site.
Policies found within the Development Plan are in place to implement the intent of this land use
designation. Policies outline that impacts of development on the surrounding area, drainage, parking,
lighting, and landscaping should be considered.
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Apart from the “TMU” Town Site Mixed Use policies, other Development Plan policies are applicable to
the proposed conditional use. These policies relate to: waste management including solid waste and
sewer, drainage, and drinking water, as well as environmental impacts (see 14.0 Municipal Services and
16.0 Sustainable Development and Water Stewardship); transportation including access, pedestrian
infrastructure / safety, and impacts of new development on existing infrastructure (see 9.0
Transportation); as well as development standards such as design, landscaping, impacts on adjacent
properties / uses, and drainage (see Section 3.0 Overall Goals, Policies and Land Use Plan and Section 12
Urban Design).
In order to ensure that the proposed development meets the municipality’s standards for development,
and complies with the policies in the Development Plan, Council should consider requiring the applicant
enter into a Development Agreement with the Municipality, which will specify the municipality’s
standards.
Based on the applicant’s proposal for the multi-family development, it appears to meet the general intent
of the Development Plan. As noted, a Development Agreement will be necessary to ensure conformance
with the various policies in the Development Plan.

3.2. ZONING BY-LAW (2009-04)
Section:

16.0 Commercial Zones

Zone:

“CB” Commercial Business

Multiple Housing Dwelling is listed as a conditional use in the Zoning By-law. As per 16.7.2, Multiple
Housing Dwellings shall comply with Section 12 Multiple Housing Dwelling Zone. The proposed
development complies with the provisions of Section 12 in the Zoning By-law.

4. COMMENTS FROM CIRCULATION (MUNICIPALITY)
The proposed conditional use was circulated to the Municipality for comments. Circulation to provincial
commenting agencies was not required. Comments from the Municipality are as follows:
CAO:
Trees or privacy barriers to be maintained wherever possible.
Infrastructure service requirements will be addressed through development agreement.
Operations Manager: Access cannot be to Hoddinott Rd. and there should be access to Agar Ave for fire protection as two
entrances should be utilized for multifamily. Agar could be restricted to emergency access gate if
needed.
Access to Raleigh St should be main entrance, with signage at the trail crossing and line painting
Sidewalk connecting Marconi Trail to development needed
Access to Hoddinott Rd. must be completely removed during this phase of work
All permits required i.e. sewer/water/lot grade/approach/ etc.
Regular development agreement to cover all municipal services including landscaping.
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Municipal Engineer:
There can be no access off Hoddinott Rd.
If a roundabout is installed in the future at Raleigh/Hoddinott Rd. then the proposed access would
not meet transportation guidelines.
Water, Sewer, Drainage & Approach plans to be included in Development Agreement.
Municipal Planner:
This is an ideal location for multi-family development since it is close to commercial amenities along
Birds Hill Rd. and the Active Transportation Network along Raleigh St. and Hoddinott Rd.
The current Development Agreement on title (in relation to the commercial rezoning of the property)
will be discharged and replaced with a new Development Agreement.
Fire Department:
Approval conditional to Fire Department access being provided in accordance to the Manitoba
Building and Fire Code.
Adequate water supply.
Access for fire apparatus at the rear of complex (west side).
A need for two access points to the complex. A gate at Agar could cause a delay in responding.
Also need assurance there will be ready access to the apartment complex regarding medical and fire
calls.

5. ANALYSIS AND RECOMMENDATION
The proposed Multiple Housing Dwelling use conforms to the Zoning By-law standards for siting
requirements, and generally conforms to the Development Plan.
The applicant has provided concept drawings of the site and the proposed building. The conditional use
application being considered by Council is for the proposed use of the site – Multiple Housing Dwelling –
and not the physical building itself. If approved, the applicant would be able to alter the site plan and
building plan etc. If Council wants to place limits on the use, i.e. size, amount of units, height etc. a
Development Agreement would be required as a condition of approval.
Municipal Operations and Engineering have noted that access cannot be provided from Hoddinott Rd.,
and must therefore have access from Raleigh St. and from Agar Ave. There is a Development Agreement
on the property that restricts access from Agar Ave. The municipal planner has noted that the existing
Development Agreement will need to be discharged and replaced with a new Development Agreement.
Details pertaining to access, as well as the design of the access points to the property, can be addressed
through this new Development Agreement in accordance with the policies in the Development Plan.
The subject property has established tree lines along the north and west sides of the property. These tree
lines could help reduce any negative visual impacts, and privacy concerns that may result from the
proposed development. Including requirements for fencing or landscaping as part of a Development
Agreement may also address these concerns.
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As recommended above, Council may want to consider requiring a Development Agreement between the
applicant and the Municipality in order to ensure ongoing conformance with the standards of the
Municipality, policies in the Development Plan, and to address the above noted comments / requirements
from the Municipality.
The applicant has provided a detailed market analysis outlining market demand for the proposed multifamily development in East St. Paul, particularly for an aging population. These findings reflect similar
findings found in the Red River Planning District’s Background Report (2018), which found that there may
be a potential market for multi-family development in East St. Paul that provides a mix of housing types
and affordability for an aging population, as well as for younger populations wishing to enter the housing
market.
Based on the provided analysis, our office recommends approval of the application.

6. DECISION MAKING CRITERIA
The Planning Act (Section 106(1)) states that a conditional use may be approved if the following criteria
are met:
a.

Is the conditional use compatible with the surrounding area?

b.

Will the conditional use be detrimental to the health or wellbeing of people in the surrounding
area?

c.

Will the conditional use negatively affect other properties or future development in the
surrounding area?

d.

Is the conditional use generally consistent with the Development Plan, Zoning By-Law, and
Secondary Plan?

7. DECISION MAKING OPTIONS
Under section 106(1) of The Planning Act, on completion of the public hearing, Council may:
(a) reject the requested conditional use; or
(b) approve the requested conditional use, with or without conditions.
Under section 106(2) of the Planning Act, and subject to Section 107 and subsections 116(2) and (3), in
approving a conditional use under clause 106(1)(b), Council may:
(a) impose any conditions on the applicant or the owner of the affected property that it considers
necessary to meet the requirements of clause 106(1)(b); and
(b) require the owner of the affected property to enter into a development agreement under
section 150.
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8. RECOMMENDED CONDITIONS
Should Council wish to approve the application, our office recommends the following conditions be
placed:
1. This Conditional Use is approved to allow for a Multiple-Family Dwelling use as proposed in this
application. Any change in use may require a new Conditional Use approval.
2. Applicant / owner to enter into a Development Agreement with the Municipality to address issues or
items such as, but not necessarily limited to:
a. Design standards, including exterior materials;
b. Landscaping, including lot grade and / or fencing;
c. Access;
d. Drainage;
e. Connection to municipal services;
f.

Waste removal;

g. Lighting; and
h. Any other standard the Municipality deems necessary.
3. The applicant / owner obtains all required permits and approvals from The Red River Planning District
and the Municipality (e.g. access, fire department approval, engineering, etc.).
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APPENDIX A: THE PLANNING ACT SECTION 106(1) DECISION
106(1) After holding the hearing, the board, council or planning commission must make an order
(a) rejecting the application; or
(b) approving 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 by-law, the
zoning by-law and any secondary plan by-law.

Page | 9

APPENDIX B: LEGAL DESCRIPTION
PARCEL ONE:
ALL THAT PORTION OF RL 94 PARISH OF ST PAUL BOUNDED AS FOLLOWS:
ON THE NE BY THE NORTHEASTER LIMIT OF SAID LOT
ON THE SW BY THE NORTHEASTERN LIMIT OF HODDINOTT ROAD PLAN 1772 WLTO
ON THE NW BY THE SOUTHEASTERN LIMIT OF THE ROAD ALLOWANCY ADONING
ON THE SE THE LAND TAKEN FOR THE RIGHT OF WAY OF THE CANADIAN PACIFIC RAILWAY PLAN 12 WLTO
(L DIV)
AND ON THE SOUTH BY THE NOERTHERN LIMIT OF CANADIAN PACIFIC RAILWAY RIGHT-OF-WAY SPUR
TRACK PLAN 3729 WLTO
EXC ROAD PLAN 175727 WLTO
PARCEL TWO
ALL THAT PORTION OF RL 94 PARISH OF ST PAUL TAKEN FOR CANADIAN PACIFIC RAILWAY COMPANY
RIGHT-OF-WAY SPUR TRACK PLAN 3729 WLTO
EXC FIRSTLY: ROAD PLAN 17527 WLTO AND
SECONDLY: ALL MINES AND MINERALS VESTED IN THE CROWN (MANITOBA) BY THE REAL PROPERTY ACT
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APPENDIX C: SUPPORTIVE MAPPING
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APPENDIX B: ATTACHMENTS



Applicant’s Site Plan and Letter of Intent
Municipal Comments
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412-63 Albert Street Wpg. MB R3B 1G4
Ph: 204-504-7443

John van Leeuwen
Architecture and Design

1915 HODDINOTT ROAD
EAST ST. PAUL, MANITOBA
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Cara Nichols <planning@eaststpaul.com>
Wednesday, April 10, 2019 12:06 PM
Paul Bell
CU 8, 2019 - Municipal Comments for upcoming public hearing

Importance:

High

CU 8, 2019
CAO: - Trees or privacy barriers to be maintained wherever possible.
- Infrastructure service requirements will be addressed through development agreement.
Operations Manager: - Access cannot be to Hoddinott Rd. and there should be access to Agar Ave for fire protection as
two entrances should be utilized for multifamily. Agar could be restricted to emergency access gate if needed.
- Access to Raleigh St should be main entrance, with signage at the trail crossing and line painting
- Sidewalk connecting Marconi Trail to development needed
- Access to Hoddinott Rd. must be completely removed during this phase of work
- All permits required i.e. sewer/water/lot grade/approach/ etc.
- Regular development agreement to cover all municipal services including landscaping.
Municipal Engineer: - There can be no access off Hoddinott Rd.
- If a roundabout is installed in the future at Raleigh/Hoddinott Rd. then the proposed access
would not meet transportation guidelines.
- Water, Sewer, Drainage & Approach plans to be included in Development Agreement.
Municipal Planner: - This is an ideal location for multi-family development since it is close to commercial amenities
along Birds Hill Rd. and the Active Transportation Network along Raleigh St. and Hoddinott Rd.
- The current Development Agreement on title (in relation to the commercial rezoning of the
property) will be discharged and replaced with a new Development Agreement.
Fire Department: - Approval conditional to Fire Department access being provided in accordance to the Manitoba
Building and Fire Code.
- Adequate water supply.
- Access for fire apparatus at the rear of complex (west side).
- A need for two access points to the complex. A gate at Agar could cause a delay in responding.
- Also need assurance there will be ready access to the apartment complex regarding medical and fire
calls.

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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