
NOTICE OF COMBINED PUBLIC HEARING 
SUBDIVISION & CONDITIONAL USE APPLICATION  

RM of East St. Paul 
 

 
Under authority of The Planning Act, the municipal Council will hold a public hearing at the time and location listed 
below to hear from those who wish to speak in support or objection, or to ask questions. For more info on how to 

register for the public hearing please contact the municipality at 204-668-8112. 
 

TUESDAY 

September 22, 2026 

5:30 PM 

Council Chambers, 

3021 Birds Hill Rd, 

RM of East St. Paul, MB 

 
Note: property owners are responsible for notifying “tenants” 

 

 
APPLICATION INFORMATION 

 

 
Application File: S26-3151 + CU 25, 2026 

Applicant: Waterside Development Corp. 

Property 
Location: 

3401 Mowat Road (Roll # 54203) 
Unaddressed parcel (Roll # 55800) 
RM of East St Paul 
Legal: Portion of PARCELS A, B, AND C 
PLAN 9590 WLTO 

Application Purpose: 
To subdivide the subject properties into 135 development lots.  
 
To establish a Planned Unit Development land use with a 
Community Recreation Service, in order to allow for future 
development on the subject property.  
 
* This application forms part of the lands within conditionally approved 
subdivision S26-3137, which will be zoned RT subject to approval of 
By-law 2026-04 by the Municipal Board following the appeal hearing. 

 
Property Zone  Conditional Use Request  Proposed by Applicant 

Current: 
“DR” Development Reserve 
“RR5” Rural Residential 
Proposed (BL 2026-04): 
“RT” Two Housing Dwelling Zone 

Planned Unit Development 
+ 

Community Recreation 
Service 

To create a planned unit 
development with a 

Community Recreation 
Service (Clubhouse) 

A copy of the above-noted proposal and supporting material is available on the Red River Planning District website at 

https://www.redriverplanning.com/hearings.php or by contacting the Red River Planning District in person during normal business hours Monday 

to Friday at 2978 Birds Hill Road, East St. Paul, by phone at 204 669-8880, or by email at info@rrpd.ca 

https://www.redriverplanning.com/hearings.php
mailto:info@rrpd.ca


 2978 Birds Hill Rd
East St. Paul, Manitoba R2E 1J5 

Toll Free: 1-800-876-5831 
Phone: 204-669-8880 

Fax:  204-669-8882

CONDITIONAL USE APPLICATION REPORT 

Date September 9, 2026

Application File CU 25, 2026

Applicant Waterside Development Corp.

SUBJECT PROPERTY INFORMATION 

Property Location 3401 Mowat Road
(Roll 54203) 

Unaddressed parcels  
(Roll 55800) 

Municipality RM of East St Paul

Legal Portion of PARCELS A, B, AND C PLAN 9590 WLTO

Zoning (Current) “DR” Development Reserve Zone
“RR5” Rural Residential Zone 
RM of East St Paul Zoning By-law No. 2009-04 

Zoning (Proposed) “RT” Two Housing Dwelling Zone
“RM” Multiple Housing Dwelling Zone 
(BL 2026-04) 

Development Plan 
Designation 

Settlement Centre designation
RRPD Development Plan By-law No. 272/19 

Secondary Plan Designation Not Applicable 

Property Size (+/-) 289.03 Acres (Roll 54203)
 (+/-) 38.82 Acres (Roll 55800) 

NOTE: Information is based on GIS data 

APPLICATION DETAILS / PROPOSAL 

Property Zone Conditional Use Request Proposed by Applicant

Current: 
“DR” Development Reserve 
“RR5” Rural Residential 
Proposed: 
“RT” Two Housing Dwelling 
Zone 
“RM” Multiple Housing 
Dwelling zone

Planned Unit 
Development 

+ 
Community Recreation 

Service 

To create a planned unit development with 
a Community Recreation Service (clubhouse) 



Application Purpose 
The applicant proposes to create a Planned Unit Development in connection to a coinciding subdivision 
(S26-3151). 

The applicant also proposes to create a Planned Unit Development and a Recreational Facility, which are 
both a conditional use in the proposed zone for the subject properties. 

The applicant has provided a letter of intent, site plan, and status of title, which is attached to this 

report.  

This application has been circulated to the R.M. of East St. Paul. The municipality has the following 
comments in regards to the proposed conditional uses: 

 CAO:
      The proposed conditional use is consistent with the Fahr lands development previously 

considered by Council. Administration has no concerns with the proposed Planned Unit 
Development or community recreation use and supports the application. Wastewater 
servicing for the development is proposed to be provided through the RM of St. Clements. The 
development remains subject to the applicable subdivision, rezoning and development 
agreement requirements. 

 Planning:
      I have reviewed the conditional use application and have no concerns. I will deal with the 

details of the Planned Unit Development through a Development Agreement.  

 Project Manager:
     The proposed 9.0 m internal road ROW is narrower than typical for a municipal road. But, 

given that the roads are proposed to remain private within the condominium development, it 
may be considered, subject to confirmation of the road width, layout, emergency and service 
vehicle access, and other applicable requirements through detailed design and the 
Development Agreement.  

      Detailed grading and drainage plans will be required as the design progresses to demonstrate 
that drainage can be appropriately managed without adversely impacting adjacent properties 
or municipal infrastructure. 

      With the reduced ROW, the internal roads and other common infrastructure should remain 
privately owned and maintained, with long-term maintenance responsibilities assigned to the 
condominium corporation and clearly established through the Development  

     Agreement. 

 Fire Department:
      As long as current fire & building codes are met, I have no concerns with this application. With 

a development of this size the department will need to reflect the growth with an increased 
apparatus, membership, and training. 



RRPD notes that per section 74 of the East St. Paul zoning by law Planned unit developments use shall 
comply with the following regulations:  

1. Specific zone regulations shall not directly apply to planned unit developments. However, the project 
shall produce an environment of stable and desirable character and shall incorporate at least 
equivalent standards of building separation, parking, height and other requirements and provisions 
of this By-law.  

2. An application for a planned unit development shall include normal development permit 
requirements as well as an impact study that outlines the following information:  
a) economic, social and environmental benefits to the community;  
b) the effect on the general character of the area and adjacent areas;  
c) the effect on the general environment including drainage, groundwater, erosion, etc.;  
d) the effect on municipal services and the street system; and such additional information as 

required by Council.  
3. The minimum site area for a Planning Unit Development shall be 4.05 ha. (10.00 acres). 
4. The density of development shall not be increased from the normal density per gross hectare (acre) 

permitted in that zone.  
5. Planned Unit Developments shall be regulated through a site plan agreement or development 

agreement which is caveated against the title at the Land Titles office.  
6. An overall landscaping plan shall be prepared.  
7. Any public park areas shall be dedicated to the Municipality. 

ANALYSIS  
The applicant proposes a Planned Unit Development (PUD) in support of the 135-lot residential 
development proposed through Subdivision Application S26-3151. The PUD also includes a Community 
Recreation Service (clubhouse) intended to serve the proposed residential development. Both Planned 
Unit Developments and Community Recreation Services are identified as conditional uses within the 
proposed “RM” Multiple Housing Dwelling Zone and “RT” Two Housing Dwelling Zone. 

Administration notes that the proposed development concept is generally consistent with the previously 
considered Fahr Lands development and has no significant concerns with the proposed PUD or 
Community Recreation Service. 

The RM of East St. Paul Project Manager identified a servicing consideration related to the narrower 
rights-of-way proposed for the development compared to those typically provided elsewhere in the 
municipality. As a result, the applicant/property owner will be required to retain responsibility for 
servicing the development. The specific responsibilities and requirements will be addressed through the 
Development Agreement. The Municipality has advised that the proposed PUD is dependent on the 
internal roadways remaining under the control and responsibility of the applicant/property owner. 

The PUD framework is intended to provide flexibility in site design while ensuring that the development 
achieves standards equivalent to those required under the Zoning By-law. The proposed development 
includes private internal roadways and common amenity areas that differ from a conventional 
subdivision configuration. Accordingly, the applicant has indicated that detailed development standards, 
including setbacks, site coverage, projections, and other site-specific requirements, can be addressed 
through the Development Agreement process. 



OPTIONS FOR COUNCILS CONSIDERATION 
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,  

 (iii) is generally consistent with the applicable provisions of the development plan by-law, the 
zoning by-law and any secondary plan by-law. 

RECOMMENDED CONDITIONS OF APPROVAL  

Should Council approve the requested zoning variances, the following conditions are recommended: 

1. This conditional use approval is limited to the development as presented in this application. Any 
subsequent change, replacement, expansion, or addition that is not in substantial conformance 
with the approved application shall require a new conditional use approval. 

2. Applicant / owner obtains all required permits from the Red River Planning District and the 
municipality, if required. 

3. This conditional use approval is contingent upon the subject property being rezoned through the 
adoption of By-law No. 2026-04, to rezone the property from the “DR” Development Reserve and 
“RR5” Rural Residential Zones to the “RM” Multiple Housing Dwelling Zone and “RT” Two Housing 
Dwelling Zone. 

4. The applicant/owner shall enter into a Development Agreement with the Rural Municipality of 
East St. Paul to the satisfaction of the Municipality, in accordance with the requirements 
associated with Subdivision Application S26-3151. 

RRPD LOCATION MAP 



ADDITIONAL INFORMATION  
(from applicant, municipality, government departments, etc.)





1 

Public Hearing Comments 
September 22, 2026 

S21-2916 – 377 Foxgrove Ave. 
CAO: Administration has no concerns with the proposal and supports the application, subject to the conditions 
recommended by the Red River Planning District. 
Planning: I have reviewed the subdivision application and have no concerns. A building permit cannot be obtained for 
the new lot until the sewer plant is upgraded and the moratorium is lifted. 
Project Manager: No comments or concerns. 
Fire Department: The fire department has no issues with this application. 

S26-3151 – Fahr’s Farms 
CAO: The proposed subdivision is consistent with the Fahr lands development previously considered by Council and will 
allow the proposed bare land condominium development to move forward. Administration has no concerns with the 
application and supports the subdivision, subject to the conditions recommended by the Red River Planning District. 
Wastewater servicing for the development is proposed to be provided through the RM of St. Clements. 
Planning: I have reviewed the subdivision application and have no concerns; the lot sizes are similar to those of country 
villas.  A development agreement will be required. 
Project Manager:  No comments or concerns. 
Fire Department: As long as current fire & building codes are met, I have no concerns with this application. With a 
development of this size the department will need to reflect the growth with an increased apparatus, membership, and 
training

CU 25, 2026 - Fahr’s Farms 
CAO: The proposed conditional use is consistent with the Fahr lands development previously considered by Council. 
Administration has no concerns with the proposed Planned Unit Development or community recreation use and 
supports the application. Wastewater servicing for the development is proposed to be provided through the RM of St. 
Clements. The development remains subject to the applicable subdivision, rezoning and development agreement 
requirements. 
Planning: I have reviewed the conditional use application and have no concerns. I will deal with the details of the 
Planned Unit Development through a Development Agreement.  
Project Manager: The proposed 9.0 m internal road ROW is narrower than typical for a municipal road. But, given that 
the roads are proposed to remain private within the condominium development, it may be considered, subject to 
confirmation of the road width, layout, emergency and service vehicle access, and other applicable requirements 
through detailed design and the Development Agreement.  
Detailed grading and drainage plans will be required as the design progresses to demonstrate that drainage can be 
appropriately managed without adversely impacting adjacent properties or municipal infrastructure. 
With the reduced ROW, the internal roads and other common infrastructure should remain privately owned and 
maintained, with long-term maintenance responsibilities assigned to the condominium corporation and clearly 
established through the Development Agreement. 
Fire Department: As long as current fire & building codes are met, I have no concerns with this application. With a 
development of this size the department will need to reflect the growth with an increased apparatus, membership, and 
training
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