INFORMATION SUBMITTED BY THE APPLICANT (PART 1 OF 3)

1. Letter of Intent
2. SAM and schedule of site width and areas
3. Title Plot

Page 6 of 6



LETTER OF INTENT

April 17, 2026

Red River Planning District
2978 Birds Hill Road, East St. Paul, MB R2E 1J5

Attn:
Re:

Ms. Ferguson, Executive Director

2511 McGregor Farm Road in East St. Paul [former Meadows Golf Course -
“the Meadows”] Development Application

MRA Planning & Development Ltd. (MRA) has been retained to bring forward a
development application to amend the RM of East St Paul Zoning Bylaw 2009-04,
rezone and subdivide 2511 McGregor Farm Road (the Meadows).

The proposed development is a master planned residential neighbourhood that offers
a mix of housing typologies to meet each stage of the housing life cycle, with open
space parklands incorporating both active and passive spaces and walking trails.
Community-scale commercial/retail uses and institutional uses (ie. Daycare & assisted
living facility) are incorporated into the master plan. Development will be phased
based on market demand with the anticipated build out to a maximum of 2,376
dwelling units, +/- 50,000 square feet of small commercial spaces within the village
centre and approximately 4.36 acres of additional commercial development over a 15
- 20 year time horizon.

Our application will outline why housing options are critically important to ESP and
why the former Meadows Golf Course land is uniquely situated to accommodate
growth of this nature.

The project will be serviced by the RM of East St. Paul municipal water and wastewater
infrastructure. Discussions will occur with the RM to resolve current municipal
infrastructure capacity challenges at a time chosen by the Council of East St. Paul.

An additional comprehensive community engagement process will be the next major
step in the approval process, to be launched once our application has been submitted
and deemed complete.

We look forward to moving ahead collaboratively to realize a shared vision for the
former Meadows golf course site.

Thank you,

Michelle Richard, MCP, RPP, MCIP
Principal, MRA Planning & Development
Email: michelle@mrichard.ca



EXECUTIVE SUMMARY

The proposed Meadows development encompasses approximately 183.5 acres of land designated
“General Development” under the Red River Planning District Development Plan. The municipal
address of the development is 2511 MacGregor Farm Road.

The Peguis First Nation Real Estate Trust and future land owners will each develop their lands
according to:

1. The ‘General Development’ (“GD”) development plan designation.

2. The proposed amendment to the RM of East St. Paul's Zoning By-law No. 2009-04.

3. The proposed RM of East St. Paul Secondary Plan By-law No 10/2025 that is currently in an
approval process.

The Meadow’s development plan responds to identified community gaps and needs in East St. Paul,
which include a limited range of housing options, particularly for young and older adults, and a lack
of local commercial services and amenities.

The development vision is to create a complete community accommodating up to 2,376 new
housing units, supported by a range of commercial and institutional services, amenities, and
municipal infrastructure. Small scale commercial development that provides services to the
residents of the Meadows development and the broader ESP community will be included in the
multifamily buildings within the central village area and standalone commercial services may be
built along lands that front MacGregor Farm Road. The development will be built in phases and is
anticipated to take 15 — 20 years to reach full build-out of all the planned housing units.

Density targets for the development follow the current maximum density guidelines found within
the RM of East St Paul Zoning By-law 2009-04. The maximum unit count of 2,376 units falls within
the stated maximum density target of 13 units/gross acre in the RM of East St Paul Zoning By-law
2009-04.

The development plan incorporates a network of parks, active transportation connections, and
community spaces, including a daycare and well-designed, pedestrian-friendly public spaces.
Greenspace is a key part of the development vision, with over 24 acres devoted to parks, ponds
and active pathways that are connected throughout the site, allowing residents to utilize the
amenities contained within the park spaces.

A central east-west main street will serve as the neighbourhood’s primary spine, integrating active
mobility, streetscaping, and public realm features.

The site will be serviced with urban-standard infrastructure utilizing the RM of East St. Paul
municipal services. Discussions will continue at the appropriate time to help East St. Paul address
the service capacity constraints affecting future development.

Existing school capacity within the municipality is initially sufficient to support anticipated
population growth resulting from this development. The proposal also builds on extensive public
engagement undertaken since 2017 and will continue to incorporate community input through
ongoing consultation.



1. INTRODUCTION

This application is to rezone and subdivide +/- 183.5 acres of greenfield land in the Rural Municipality
of East St Paul (“ESP”).

The application includes a master plan that, if approved, will guide the phased development
of up to 2,376 new housing units and approximately 50,000 square feet of community-scaled
commercial development on the former Meadows Golf Course. It coordinates land use,
transportation, site servicing, and parks.

The greenfield nature and the location of the former golf course within the geographic boundaries
of the RM of East St. Paul Secondary Plan By-law 10/2025 makes it suitable for a master planned
community of this nature.

The suitability of the Meadows site for neighbourhood development has been reviewed and
approved by ESP through:

* An amendment to the RM of East St Paul Development Plan Bylaw 265/17, where the former
Meadows Golf Course was redesignated from Recreation/Open Space to Commercial/
Residential Mixed Use. This site-specific designation allowed for a mix of urban land uses,
including single-detached homes, townhouses, bungalow condos, and apartments. The
amendment identified a potential total build-out of 2,806 units over 20 years, subject to
subdivision and rezoning approvals.

* In 2018, the Red River Planning District absorbed East St Paul into its official development
framework. This action resulted in the site-specific new land designation to be renamed to
‘General Development’ or “GD”.

* The intended commercial and residential land use of the site was further confirmed in the
existing Red River Planning District Development Plan By-law 272/19, which designated the
site as “General Development” or “GD".

* Inclusion of the former Meadows Golf Course to be a compact walkable dense community
with commercial/residential uses in the R.M. of East St. Paul Secondary Plan 10/2025.

Reference: Appendix A — Policy and Regulatory Alignment History

The proposed new neighbourhood development is consistent with the current land use designation
“General Development”. While there is a secondary plan (“RM of East St Paul Secondary Plan
10/2025") in the approval process, it is subject to a Manitoba Municipal Board Appeal hearing, and
as such, this secondary plan does not have standing as a regulatory guide for this application. That
being said, this application strongly complies with the RM of East St Paul Secondary Plan 10/2025
and follows the key planning concepts contained within that document.

Reference: Appendix B - Secondary Plan Policy Review

To succeed in its vision, the Municipality has emphasized the following:

* Any new neighbourhood development must be serviced with a full range of urban standard
services.

* Infrastructure improvements must occur prior to new neighbourhood development. To do so,
there must be innovative approaches to funding and delivering this essential infrastructure.

* Priority investments include upgrades to transportation and servicing infrastructure and
investment in community assets. These investments will ensure growth that maintains
livability, supports affordability, and strengthens commmunity identity.



This application concurs with the RM’s vision:

*  Through working with the RM and other levels of government, existing infrastructure constraints
will be addressed, and prior fo any development occurring, improvements will take place.

* Important community assets will be included in the neighbourhood vision and codified
through a future development agreement.

To allow only thoughtful, incremental changes in appropriate locations, this application proposes

a new site-specific land use district to the RM of East St. Paul Zoning Bylaw No. 2009-04. This
approach, as was contemplated in the development plan amendment of 2017, would create zoning
rules that will only apply to the subject plan area and not impact other lands within the RM of East

St Paul.

The proposed new zoning district is included in this LOI and described in detail in the accompanying

Draft Bylaw.

Reference: Appendix C - New Zoning District Map
Reference: Appendix G - Zoning By-law Amendment

2. BACKGROUND

Subject Lands:

Rural Municipality:

East St. Paul Municipal Address: 2511 McGregor Farm Road

Location: East of PR 59, north of PTH 101, West of Wenzel ST.
Roll No.: 99000.000

CT 3309805/1, 3309804/1, 3309807/1, 3309808/1

RM Caveats: 2984501/1 [Sewer Connection and Access Agreement]

2958036/1[Development Agreement]

Legal Description:

Long Legal Description — Reference: Appendix D [Applies to the lands
shown in Appendix C - New Zoning District Map]

Registered Owner(s):

10089844 Manitoba Inc.

Ward:

Three (4), Garbage Zone 2B

Development Plan:

The Red River Planning District Development Plan By-law No. 272/19

D. Plan Designation:

General Development

Secondary Plan:

Pending

Zoning By-law:

Rural Municipality of East St. Paul Zoning By-law 2009-04

Zoning District:

“PR" Parks and Recreation Zone and “RR5” Rural Residential Zone

Land Area:

+/- 183.5 acres

Lot Configuration:

Through Lot, from McGregor Farm RD to Wenzel ST.

Fronting Street:

McGregor Farm RD and Wenzel Street













The future zoning of the site will follow the zoning category “RMX Meadows Zone”. The RMX
Meadows Zone will be an additional zoning category through an amendment to the RM of East St.
Paul Zoning Bylaw No. 2009-04. A copy of this zoning amendment is included in Appendix G.

Reference: Appendix G - Zoning By-law Amendment

4. COMMUNITY ENGAGEMENT REVIEW

Since 2017, there have been three community-wide engagement processes that considered the
following:

* Amendment to the East St Paul Development Plan, Ventura Developments (2017)
* Rezoning Application, Ventura Developments (2018)
* Rezoning Application, Peguis First Nation Real Estate Trust (2022)

Subsequent to this application being submitted, the following additional engagement process will
be initiated to:

* Provide the community with information of future neighbourhood development, which was
contemplated in 2017.

* Provide assurances that the proposed site-specific approach will ensure that unfettered
development does not occur throughout the rest of the municipality.

*  Provide a summary of required infrastructure improvements and how they will be developed
in a way that is cost-effective for residents of East St Paul.

* Provide an overview of municipal benefits accrued from the development, including
assisting existing ratepayers with future infrastructure costs.

* Receive feedback on the proposed neighbourhood development.

The outcomes of this engagement process will be compiled in an Engagement Report and
submitted to the RM of East St Paul to inform their decision-making deliberations and guide any
changes to the current plan.

5. DEVELOPMENT VISION

The Meadows will be a complete community developed in phases to provide a maximum of 2,376
new housing units for upwards of 5,000 new residents. All development will occur only upon a full
range of municipal services being available, including water, wastewater, land drainage, and urban
standard right-of-ways.

A system of new greenway corridors, nature parks and ponds will anchor the neighbourhood.

Housing choice is a central component to this plan, featuring a range of typologies including
single-detached homes, multi-unit apartments and condominiums, townhouses, duplexes, and
secondary units, which will allow new and existing residents to live in ESP, age in place, and create
a socially and economically diverse community.

Densities and built form will be carefully distributed, with the highest densities directed to Village
Centre areas, decreasing in a easternly direction. The lots on the eastern 40% of the site will be
larger lots that that will see more expensive forms of housing built. The most expensive homes will
be on the walk out and look out lots around the ponds.






























It is acknowledged that development will proceed only where the required infrastructure can be
provided by the developer or through cost-sharing arrangements among benefiting landowners to
the satisfaction of the Rural Municipality of East St Paul.

13. SUPPORTING DOCUMENTATION

Appendix A — Policy and Regulatory Alignment History

Appendix B — Secondary Plan Policy Review (Secondary Plan Compliance Report)
Appendix C — New Zoning District Map

Appendix D — Long Legal Description

Appendix E — East St Paul Community Snapshot Report

Appendix F — School Capacity Analysis

Appendix G — Zoning By-law Amendment

Appendix H — Complete Community Scan of East St. Paul, Manitoba





































































































