NOTICE OF PUBLIC HEARING

VARIANCE APPLICATION
R.M. of West 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 204-338-0306.

Thursday Council Chambers
June 12, 2025 3550 Main Street
6:00 PM RM of West St Paul, MB

Note: property owners are responsible for notifying “tenants”

APPLICATION INFORMATION

Application File: VO 50, 2025

Applicant: WSP Canada Inc.

Property Location: 71 and 81 Meadowland
Drive
R.M. of West St. Paul
Roll #29553 and 28800
Lots 1 and 2, Plan 73357
Application Purpose:
The applicant proposes to decrease the
required number of loading spaces from seven
(7) to four (4).

Variance Request Zoning By-law Requirement Proposed by Applicant
Section 3.17.2 Seven (7) Four (4)
Number of required loading spaces

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
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VARIANCE APPLICATION REPORT

Date May 22, 2025
Application File VO 50, 2025
Applicant WSP Canada Inc.

SUBJECT PROPERTY INFORMATION

Property Location

- Street Address 71 and 81 Meadowland Drive, RM of West St. Paul
- Roll# 29553 and 28800
- Legal Lots 1 and 2, Plan 73357
Zoning “CH” Commercial Highway
RM of West St Paul Zoning By-law No. 2/99P
Development Plan “SC” Settlement Centre
Designation RRPD Development Plan By-law No. 272/19

Secondary Plan Designation | Commercial Centre
Middlechurch Secondary Plan
Property Size 20.94 acres in area combined
930 feet in width

NOTE: Information is based on GIS data

APPLICATION DETAILS / PROPOSAL

Variance Request Zoning By-law Requirement Proposed by Applicant
Section 3.17.2 Seven (7) Four (4)
Number of required loading spaces

Application Purpose
The applicant proposes to decrease the number of required loading spaces on the property from seven
(7) to four (4), given a proposed 161,992 sq ft retail building.

The Variance would support operations for a proposed Costco Wholesale site, where the proposed
number of loading spaces has been similarly implemented at numerous locations across Canada for
optimal operational and service quality needs.

There is an associated Conditional Use application, CU 15, 2025, for an automobile service station and a
seasonal outdoor garden centre.



This application has been circulated to the municipality and Manitoba Highways Branch. The
municipality has indicated no comments or concerns with the Variance.

OPTIONS FOR COUNCILS CONSIDERATION

Under section 97(1) of the Planning Act, on completion of the public hearing, Council may:

(a) reject the requested variance; or

(b) varying the application of specific provisions of the zoning by-law with regard to the affected
property in the manner specified in the order if the variance

(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 the minimum modification of a zoning by-law required to relieve the injurious affect of
the zoning by-law on the applicant's property, and

(iv) 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 variance is limited to what has been presented in this application. Any further changes,
replacement or additions would require a new variance approval.

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



RRPD LOCATION MAP

Lettor 8 5 11

Doute: Mary, 2025

SUPPORTIVE MAPPING

Variance Order VO 50, 2025
71 and 81 Meadowland Dr, RM of West St. Paul

Designation: "SC" Settlement Centre
Zoning: "CH" Commercial Highway
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ADDITIONAL INFORMATION
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April 22, 2025

Red River Flansing District
2978 Birds Hill Road

East 51 Paul, MB R2E 1]5
denogarpd ca

RE:  Letter of Intent
Varlance Application for Lot | and 2 Plan 73357

Om behalf of Costco Whalesale Canada, Lid (the Client), WSP Canada Inc. (WSP) is pleased o
submit the enclosed vaniance application for a reduction in loading spaces. Based on the Clicnt's
proven retail model and efficient logistics operations, the proposed sumber of loading spaces for
s bocation has been similarly implemented af numerous locations within Canada, demonstrating
qualsty,

To further facilitate development, & separale conditional use application has been submitted 1o
permit an accessory sutomobile service elation and an sccessory seasonal outdoor garden centre.

In support of the variance applicstion, the following documents have boen attached for your
considerasbon:

— Appendix A: Variance Application Form & Letter of Authorization;

—  Appendix B: Cortificate of Titles; and

— Appendiz C: Concepiual Site Flan,

SITE CONTEXT

The subject site is soned Comenercial Highway Zone = CH and is located along Meadowlsnds
Dirivve a3 shown in Appesdin C. The mubject land has sn spproximate snea of 20085 acres and is
generally bordered by the Perimeter Highway (Provincial Trank Highway (FTH) 101) 1o the north
and Whitehaven Drive 1o the cast. The subject propertics have a Canadian Pacific Railwry ling
along the wes: property boundary,

Directly wedt of the railway line lies an endeveloped multi-family development and rural
industrial land. Fast and south of the subject land is undeveloped commercial highwary land, The
8t i located within a designated highway commercial ares within the Rural Municipality (RM)
of Went 51 Paul directly south of the Perimeter Highwary. Land use oo adjacent sites include sn
industrial door supplicr company and undeveloped land. There sre newly developed residential
comimanites to the sorth (across FTH 101) and o the west.
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The proposed development involves a retail store along with an sutomobile service station, esting
and drinking establishment, s 5 sessonal outdoor ganden centre. The properties are held under
Certificate of Title's 1131819 and 1299834, owned by 5445733 Manitoba Lid and legally
described s Lot | and Lot 2 Plan 73357, The Centificate of Title's are included in Appendiz B,
There are several active instruments on title, mclhuding a development agroement, utility
easements, and financial agreements.

PROPOSED DEVELOPMENT

The: subject site currently consists of vacaat land on a Commercial Highway (CH) site. The
proposed development consists of a one-storey, spproximately 161,992 sg. ft. building, for & retail
store (class fied s “Retail Sakes and Service™) slong with sccessary uses of an smomobile service
stmtion, {classificd &3 =Automobile Service Siation™), cating and drinking escablishement (within the
rezail store), and & seasonal cusdoor garden centre (clissified & “Retal - Owidoor™). As Llabelled on
the conceptual site plan attached in Appendia C, a total of 1,070 parking stalls (1,054 10° wide
sealls, and 16 sccessible stalls) are also proposed io sccommodate costomers and sl of the
basiness. Four boading stalls are proposed for unloading merchandise or materials pertinest 1o the
proposcd uses. Access to the ite is currently from a drivewsy off Mesdowlands Drive. There will
be another access point that connects to 8 roundabout cremed on Meadowlands Drive st
Whitchaven Drive.

The four loading stalls is less than the seven stalls required per the RM of Wexr St Pawl Zoning
Bry-larw (Zoning By-kaw), which réquires » vanance.

POLICY CONTEXT

regulations, which inchude The Rod River Planning District (RRPD) Developmenr Plan
{ Development Plan), Middlechurch Secondary Plan (Secondary Plan), and the Zoning By-law.

RED RIVER PLANNING DISTRICT DEVELOPMENT PLAN

The subject lands are within lends designated a3 Semlement Centres as per “Map 5 — West S0
Paul™ under RRFD Land Use Designation. While the Developmenr Plan docs not provide policy
direction specific to this application, it docs state Council may issue & variance order, which can
alier the application of these requirements on a proposed development. Council can add
conditions if required to alleviate potential negative impacts on adjacent propertics, and/or ersure
that the proposal sdheres to Developmen: Plan policies. The proposed use confirms o the
Devedopment Flan i that the development contibutes 1o residents of the region by offering a full
range of commercial uscs.

MIDDLECHURCH SECONDARY PLAN

The subject lands are withn lands designated and surrounding aress sy Commercisl Centre a1 per
“Policy Map | — Land Use™ under the Secondary Plan Policy Areas. The Secoadary Plan docs not
provide amy polscy in regard 1o specific variance requests. However, the purpose of the
Commercial Centre area is for 8 planned commercial centre and employment area. The proposed
‘b conforms to the Secondary Plan.
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RURAL MUNICIPALITY OF WEST ST. PAUL ZONING BY-LAW

The suhjoct land is zoned Commencial Highway (CH). The surrounding area is generally
charscierized by commercial uses poned CH, with existing and proposed muhi-family
development southwest and west, respectively, zomned Multi-Family Dwelling Zone (R3), and a
small section of Rural Residential Zone (M| | that is partially undeveloped and also the ite for
Daviona Door Products Lid.

The proposed wse is imterpreted as @ principal wse retasl sore with an acoessory cating
establishment, sccessory seasonal ouldoor ganden centre, and accessory aulomobile service
station. Even though the lster two uies are considered acoemsory 1o the principal retail wie, a
conditional use approval is required. A separste conditional use spplication has been submited
for the site. The application is gerserally comsistent with the use proviskms of the Zoaing By-law.

Any use primanly concerned with ithe handling of goods requires a minimum sccessory off-stroet
loading spaces of four per 60,000 square feet 1o 79,999 square feet and one sdditional spsce for
each 50,000 square feet in excess of 30,000 square feet. Section 10 of the Zoming By low defines
1 losding space as an off-street space or berth located om the same dot a5 @ permitied wee and
wted for the parking of o commercial vehicle loading or unloading merchandive or materials
pertinent to such permitied wse. The site plan in Appendis C shows a total of four loading
spaces, and far surpasses the dimensions and clearance, however a total of seven loading spaces
is required under the Zoming By-law. All other requirements mcluding minimum dimensions for
each space 1o be 12 fieet by 30 feet with & minimum vertical clearance of |4 fest are mel

Tabie 1. Loading Space Reguirsmants

CONFORMITY

A varimnoe miy be approved if it is compatible with the peneral nature of the surrounding area,
will not be detrimental to the health or peneral welfare of people lving or working in the
sumrounding srea, or negatively affect other properties or potential developmend in the surrounding
area. I also must be the minimum modification of the Zosing By-Llow requined o relieve the
injurious affect of the Zomimg Sy-low on the applicant”s property and be generally consistent with
the applicable provisions of the Development Plan, Secondary Plan and Zoning By-law.

Costoo has shown that its retuil model and efficient kogistics are operationally acceptable with four
loading spaces for retail operations of the size proposed scross Canasds and the United Sates. This
is supported by their operstional efficicncy, where streamlined supply chain snd inventory systems
optimize the use of svailable loading spaces, reducing the nood for extra loading areas without
h‘ -|-“m. -
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This variance application conforms w0 the Drvelopment Plan, Secondary Plan and Zoning By-law
und s the minimum modification required to relieve the injurious affect of the loading space
requirement. The spplication 13 also compatible with the surrounding area, will pot be detrimental
ko the bealth or general wellare off people living or working in the ares or negatively affect other
properties.

In addtion 10 the varsnce spplicstion, 3 conditional use application has been submitiod
concurrently. Sre plan approval will also be required s part of the development approvals
process. Sie-specific detuls such a1 building elevations, anchitoctural plans, snd lendscaping
plans, will be submitted at the approprisie time as the development moves abead,
Should you kave amy questions of require further information, please do nol hesitate 1o contact the
wnderugned at 204-255- 1628 or Meagan Boles@wp.com.

Yours sincerely,
WEF Canada Inc.

Meagan Boles, MCIP, RPF

Lea Planmer

Planning, Landscape Architecture and Urban Design

BH. mb

Ercl  Appesfia A Virasce Applcaion Form & Lese of Asthorison

Appenci B - Cernficate of Titles
Appetdin - Convepnsl Siw Plan

WEP el CADD S0 M0 1 CA-Coston N Winnipsg 'West St Pesl Mesdoslasnds

O - P Ellana, Directior of Plannusg & Cooseme: Developmens, BM of W 51 Pusl, edaiwmtsipal oom
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COMMENTS FROM GOVERNMENT AGENCIES

Hi Jenmifer,

No comment or concerns for VO 50/25
Regards,

Pam Elias, B.E.D.. M.C.P.

Director of Planning & Economic Development
BM of West St. Paul

3350 Main Street, West St. Paul, MB R4A4 543
Phone: (204) 338-0306 (ext 109)



