
 

 

ADMINISTRATIVE REPORT 
 
Title:  DAV 23-196082\C – 805 McDermot AVE  

 
Issue: For consideration for a Variance associated with the construction 

of a new medical building  
Critical Path: Director of Planning, Property, and Development 

 
AUTHORIZATION 

 

 
 
RECOMMENDATIONS 

 
The Urban Planning Division approves of the application to vary the “EI PDO-1 West Alexander 
Centennial” development and design standards of Winnipeg Zoning By-Law No. 200/2006 for 
the construction of a mixed use university and dental clinic building to permit: 
1) a west side yard to the main floor of 14.25 feet (4.34 metres) instead of 25 feet (7.62 

metres); 
2) a west side yard to floors 2-4 of 9.25 feet (2.82 metres) instead of 25 feet (7.62 metres); 
3) a south side yard to the main floor of 10.75 feet (3.27 metres) instead of 25 feet (7.62 

metres); 
4) a south side yard to floors 2-4 of 4.75 feet (1.45 metres) instead of 25 feet (7.62 metres);  
5) a building height of 96.5 feet (29.41 metres) instead of 52 feet (15.85 metres).  
Subject to the following condition(s): 
1) That prior to the issuance of any permits, the applicant shall, at no expense to the City, 

remove the existing private approaches to Tecumseh Street on Plan 43531 Parcel C, and 
restore the curb, boulevard, and sidewalk all as determined by and to the satisfaction of the 
Director of Public Works.  The applicant shall make application to the Public Works 
Department to remove the private approach as per the Private Access By-law No. 49/2008. 

2) That the development shall be constructed in substantial conformance with the plans 
submitted under File No. 23-196082\C and thereafter maintained to the satisfaction of the 
Director of Planning, Property and Development;  
OR 
The Owner must submit plans showing the location and design of any and all proposed: 

a. buildings 
b. accessory parking areas 

Author Department Head CFO CAO 

Simi Jerez, MCP n/a n/a  
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c. private approaches 
d. garbage enclosures 
e. fencing 
f. landscaping 
g. free-standing signage 

on the Owner’s Land (“Works”) to the City’s Director of Planning, Property and Development 
(the “Director”) for approval prior to the issuance of any building or development permit, and 
thereafter must construct the Works in substantial conformance with the approved plans and 
maintain the Works to the satisfaction of the Director. 

3) That, if any variance granted by this order is not established within two (2) years of the date 
hereof, this order, in respect of that Variance shall terminate. 

 
REASON FOR THE REPORT 

 
• The applicant is proposing to construct a new Faculty of Dentistry building at the University 

of Manitoba Bannatyne Campus, and Variances are required to facilitate the proposal. 

• This report provides information and makes recommendations regarding the subject 
application’s compliance with The City of Winnipeg Charter, section 249.  
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FILE/APPLICANT DETAILS 
 
FILE:  

 
DAV 23-196082\C 

RELATED FILES:   
COMMUNITY:  Lord Selkirk - West Kildonan Committee 
NEIGHBOURHOOD #: 
 
SUBJECT:  

3.105 
 
To vary the ""EI PDO-1 West Alexander Centennial"" 
development and design standards of Winnipeg Zoning By-Law 
No. 200/2006 for the construction of a mixed use university and 
dental clinic building to permit: 
1) a west side yard to main floor of 14.25 feet (4.34 metres) 

instead of 25 feet (7.62 metres); 
2) a west side yard to floors 2-4 of 9.25 feet (2.82 metres) 

instead of 25 feet (7.62 metres); 
3) a south side yard to the main floor of 10.75 feet (3.27 metres) 

instead of 25 feet (7.62 metres); 
4) a south side yard to floors 2-4 of 4.75 feet (1.45 metres) 

instead of 25 feet (7.62 metres);  
5) a building height of 96.5 feet (29.41 metres) instead of 52 feet 

(15.85 metres).  
 
LOCATION:  

 
805 McDermot AVE  

LEGAL DESCRIPTION: LOT 1/8,11/14,33/36,39/46 BLOCK 2 PLAN 431 6 ST J LOT 1 
PLAN 6823; EXC BANNATYNE AV PL 30409 LOT 2; LOT 4,7/11 
PLAN 11412 6/7 ST J PCL B PLAN 30409 6 ST J LOT 33/38 
PLAN 32669 6/7 ST J PCL A,B,C PLAN 43531 6 ST J 
 

APPLICANT:  Kevin Handkamer (University of Manitoba) 
89 Freedman Cres  
Winnipeg, MB   
 

OWNER: THE UNIVERSITY OF MANITOBA 
66 Chancellors Cir (202 ADMINISTRATION BLDG) 
Winnipeg, MB  R3T 2N2 
 

 
HISTORY 

 
N/A 
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DISCUSSION 
 
CRITERIA FOR APPROVAL 
Pursuant to Section 247(3) of The City of Winnipeg Charter, an application for a variance with 
respect to a property may be approved if the variance: 
(a) is consistent with Plan Winnipeg and any applicable secondary plan; 
(b) does not create a substantial adverse effect on the amenities, use, safety and 

convenience of the adjoining property and adjacent area, including an area separated 
from the property by a street or waterway; 

(c) is the minimum modification of a zoning-by-law required to relieve the injurious effect of 
the zoning by-law on the applicant's property; and 

(d) is compatible with the area in which the property to be affected is situated. 
 
SITE DESCRIPTION 

• The subject property is located on the north side of McDermot Avenue between Emily Street 
and Tecumseh Street, in the West Alexander neighbourhood of the Point Douglas ward. 

• The site falls within the “Mature Community” policy area under the Complete Communities 
Direction Strategy 2.0.  The site is designated a “Institutional District” policy area under the 
West Alexander and Centennial Neighbourhood Plan.  

• The property is zoned “EI PDO-1 West Alexander Centennial” and mapped under the 
“Institutional Area” of the West Alexander & Centennial PDO-1. 

• The site is a parcel within a larger property, irregular in shape and consisting of several 
parcels.  The parcel where the proposed development is intended is approximately 125 feet 
by 295 feet and has a total lot area of approximately 36,875 square feet.   

 

Figure 1: Aerial Photo of Subject Site and Surrounding Uses (flown 2023) 
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SURROUNDING LAND USE AND ZONING (See Figure 2) 
North: A three-storey parking garage, and University of Manitoba Buildings with frontage on 

Bannatyne Avenue, zoned “EI” Educational and Institutional.  
South: McDermot Avenue, then two single-family dwellings zoned “R2” Residential Two-

family, and surface parking lot (accessory to a University of Manitoba Building) zoned 
“EI” Educational and Institutional.  

East: University of Manitoba Buildings with frontage on McDermot Avenue, zoned “EI” 
Education and Institutional.  

West: Tecumseh Street, then a place of worship and single- and two-family residential uses 
zoned “R2” Residential Two-family. 

 

Figure 2: Zoning of the Site and Surrounding Area 
 
DESCRIPTION OF THE PROPOSED DEVELOPMENT 

• The applicant is proposing to construct a new building for classroom and lecture space, 
simulation labs, dental clinic space, as well as a daycare with 90 spaces.   

• The proposed development is expected to refresh and increase student and teaching 
spaces, and is consistent with the University of Manitoba Campus Master Plan and the 
Government of Manitoba’s Master Facilities Plan for the Bannatyne Campus with regard to 
the phased replacement of aging facilities. 
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• The proposed building would occupy the western half (+/-154.5 feet) of an existing staff 
surface parking area.  Existing parking from the subject site will be relocated to the parking 
structure directly north of the site. 

• The proposed 96,690 square foot building will be six storeys, 96.5 feet at the highest point.  
The proposed height to the top of the 4th floor is 60 feet to the parapet.  The fifth and 6th 
floors will be stepped back from Tecumseh Street.  Bicycle parking would be located within 
the west side yard, with space to park four (4) bicycles.  

• The plans submitted show a daycare with outdoor play space, and student lobby at with a 
food kiosk on the ground level, with doors facing both McDermot Avenue (south) and 
Tecumseh Street (west). 

• The applicant has proposed five (5) time-limited designated drop-off and pick-up stalls along 
McDermot Avenue available from 6:00am to 9:00am and 4:00pm to 6:00pm. 

• The proposed façades would contain ample fenestration and a mix of cladding materials, 
with greater articulation on facades facing Tecumseh Street and McDermot Avenue. 

• Two existing approaches on Tecumseh Street would be closed.   

• A well developed package of preliminary building drawings has been provided, including a 
site plan, floor plans, colour elevations and renderings, and landscape plans.   

• In addition, the applicant has provided a shadow study for the proposed building, and a 
parking analysis for the University of Manitoba Bannatyne Campus.  

 

Collaborative Planning 

• The applicant has worked consistently and collaboratively with the Public Service to 
incorporate feedback prior to submitting the subject application. 

• The applicant has consulted with the Area Councillor and undertaken pubic engagement 
with residents and stakeholder groups through virtual and in-person sessions to provide 
information, invite feedback and answer questions regarding the proposed development.  An 
engagement summary has been provided. 

 
ANALYSIS AND ISSUES 
COMPLETE COMMUNITIES DIRECTION STRATEGY 2.0  

• The subject property is located in along at the corner of two collector streets in the 
Established Neighbourhoods – Mature Communities policy area of OurWinnipeg 2045 and 
the Complete Communities Direction Strategy 2.0 (CCDS 2.0).  The Vision for Established 
Neighbourhoods is for them to continue to evolve as complete communities to increase the 
diversity of housing choices, improve housing affordability, and more efficiently use land, 
infrastructure and services.  

• With regard to this proposal, the key goal and policies guiding the development of 
Established Neighbourhoods include: 
2.10  Discourage building designs that orient the back of the building to the street. 

2.12  New development should respect and complement the existing character of the built  
 form of surrounding properties. 

2.14  Avoid buildings that create long blank walls facing public streets. 
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2.21 Site design should take cues from the character of the neighbourhood or street and 
should mitigate the potential for land use conflict with adjacent properties that have 
different scales, densities and uses.  Parking location (motor vehicle and bicycle), 
vehicular access, servicing elements, building placement and landscaping treatment 
will be important design elements to ensure context-sensitive design. 

 
WEST ALEXANDER & CENTENNIAL NEIGHBOURHOOD SECONDARY PLAN: 
The property is within an area covered by the West Alexander & Centennial Neighbourhood 
Secondary Plan, within the “Institutional District”.   
Key policies relevant to this proposal include: 

• Require that intensification and infill projects will be consistent with the street pattern and 
architectural character of existing areas.  Existing patterns of streets, lanes, blocks, and 
private or public open spaces should be respected when possible; 

• Encourage new development to be in a compact urban layout, which means a vertical 
instead of land consumptive, sprawling horizontal building form; 

• Require that building design reinforces activity and vitality at the ground level through the 
use of architectural elements and accommodate features to create interest on the street 
level; 

• Encourage all public, semi-public and private spaces to be considered in the design 
process; 

• Discourage blank walls and ensure that all sides of a building that face a public street have 
windows with transparent glass that look out onto the street; 

• Consider light, view, and privacy of adjacent buildings; 

• Encourage the incorporation of concepts of Universal Design into building, streetscape, and 
site design through compliance with the City of Winnipeg Accessibility Design Standards. 

• Encourage the incorporation of concepts of Crime Prevention Through Environmental 
Design (CPTED) into building, streetscape, and site design. 

The proposed development would be generally consistent with the above-noted policies for the 
following reasons: 
• The proposed building would be located close to the front (McDermot) and corner side 

(Tecumseh) property lines, with pedestrian access at street level, and ground level windows 
oriented towards both street frontages.  

• In addition to providing active uses at grade (a student lobby and daycare) and glazing for 
visual permeability, an outdoor play area for the daycare will be provided in the 14.5 foot 
corner side yard.  

• The proposed development maximizes land use within the existing campus footprint, 
providing a dense, vertical stacking of uses to ensure the University does not encroach into 
the adjacent community. 

• As a condition of approval, the approaches would be closed and the sidewalk along 
Tecumseh Street restored, contributing to an improved pedestrian environment. 
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CITY OF WINNIPEG ZONING BY-LAW 200/2006 
“EI” Educational and Institutional District 
• The Educational and Institutional (“EI”) district is intended to provide areas for the 

development of large and significant, multi-building, public, quasi-public, or private facilities 
of a non-commercial character that may have significant impacts on the surrounding areas. 
Attractive, campus-style development is encouraged within this district.  

• The dimensional standards for structures in the EI zone are: a minimum front yard of 25 feet; 
a minimum rear yard of 25 feet; no interior side yard, a minimum corner side yard of 25 feet 
and, a maximum building height of 100 feet. 
 

PDO-1 West Alexander Centennial Planned Development Overlay 

• The maximum building height permitted in the “EI” zone is 100 feet, however the West 
Alexander Centennial PDO adjusts maximum permitted building height by location within the 
Institutional Area.  For the subject application at 805 McDermot Avenue, the PDO permits a 
maximum height five storeys or 52 feet, whichever is less. 

 

Requested Variances  

• The applicant is proposing a six storey building 96.5 feet in height instead of 52 feet as 
required in the Institutional Area of the West Alexander Centennial PDO, therefore a 
Variance is required. 

• The applicant is proposing to provide a west side yard of 14.25 feet to the main floor and 
9.25 feet to floors 2-4 instead of 25 feet, therefore Variances are required.  

• The proposed design provides a south side yard of 10.75 feet to the main floor and 4.75 feet 
to floors 2-4 instead of 25 feet, therefore Variances are required. 

 
ANALYSIS OF VARIANCES  

• The proposed development aligns with the applicable policies of Complete Communities 2.0 
and the West Alexander & Centennial Secondary Plan, outlined above. 

• The immediate neighbourhood area is characterized primarily by institutional and accessory 
uses to the south, east and north, including a three-storey parking garage is located directly 
north of the subject site.   

• A place of worship is located across Tecumseh Street from the subject site, separating the 
proposed building from the one and two storey residential uses within the Low-Density 
Residential Policy Area under the West Alexander & Centennial Secondary Plan. 

•  

Building Height 

• The PDO permits a maximum of 5 storeys or 52 feet, however the applicant is providing 6 
storeys with a maximum height of 96.5 feet.   

• The applicant indicates in their letter of intent that though the building is consistent with the 
intent of the West Alexander & Centennial Neighbourhood Plan, the dimensional standards 
for this site do not align with building floor height requirements that are necessary to service 
an educational facility that includes clinical and instructional space.   
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• In addition to programming requirements, the University, in alignment with the West 
Alexander & Centennial Secondary Plan, seeks to maximize land use through the vertical 
stacking of uses (classrooms, lecture halls, clinical space, and daycare) to preserve land for 
future campus development 

• The proposed six (6) storey building will step down from 96.5 feet to 60 feet in height (four 
(4) storeys) on the west end facing Tecumseh Street.  In addition, the fifth and 6th floors will 
be stepped back approximately 48 feet from the west property line.  Together, this is 
intended to mitigate the effects of massing on the abutting non-institutional uses to the west, 
outside of the Institutional District policy area.   

• Considering the surrounding form and because the proposed design incorporates a 
substantial step back above the 4th floor, the Public Service is supportive of the requested 
height variance.   

 
West and South Side Yard Setback 

• Because the proposed setbacks are in character with buildings within the Institutional 
District policy area and contribute to an active street edge, the Urban Planning and Design 
Division is supportive of the proposed west side yard of 14.25 feet to the main floor and 9.25 
feet to floors 2-4 instead of 25 feet, as well as the south side yard variance of 10.75 feet to 
the main floor and 4.75 feet to floors 2-4 instead of 25 feet. 
 

REASONS FOR THE DECISION 
In the context of Section 247(3), the Urban Planning Division approves for the following 
reasons: 
(a) is consistent with Plan Winnipeg and any applicable secondary plan; 

In that, the development meets the intent of the West Alexander and Centennial 
Neighbourhood Plan. 

 (b) does not create a substantial adverse effect on the amenities, use, safety and 
convenience of the adjoining property and adjacent area, including an area separated 
from the property by a street or waterway;  
In that, the proposed commercial and residential uses are compatible with the 
development on the University of Manitoba Bannatyne Campus and the Health Sciences 
Centre Medical Campus.  

(c) is the minimum modification of a zoning-by-law required to relieve the injurious effect of 
the zoning by-law on the applicant's property; and 

 In that, the variances as applied for will allow the applicant to introduce moderate 
intensification on the subject property which is consistent with the Complete 
Communities Direction Strategy 2.0, and with Institutional District policies in the West 
Alexander and Centennial Neighbourhood Plan. 

(d) is compatible with the area in which the property to be affected is situated. 
In that, the proposal is consistent with existing uses within with Institutional District 
policies under the West Alexander and Centennial Neighbourhood Plan. 
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CONSULTATION 
 
In preparing this report there was internal consultation with:  N/A 
 
OURWINNIPEG 2045 POLICY ALIGNMENT 

 
OurWinnipeg Goal: City Building 
Objective 1: Responsibly plan, prioritize and accommodate growth in areas that best 
support Complete Communities principles, to achieve this Plan’s sustainable 
development goals: Facilitate growth and change strategically within Winnipeg’s unique 
Transformative Areas and Established Neighbourhoods, to enhance the ability of the urban 
environment to contribute towards this Plan’s goals. 
 
Objective 2: Integrate resilient land use, transportation and infrastructure planning, and 
investments: Ensure that land use, transportation, and infrastructure planning are aligned to 
provide the conditions for compact, complete and connected communities, supported by 
sustainable transportation options and municipal infrastructure capacity.  
 
Objective 3: Facilitate development opportunities that complete established 
communities, and plan new communities as complete and connected from the outset: 
New and existing communities are complete when they demonstrate: universally designed 
environments; mixed-income neighbourhoods; a continuum of housing types; multi-modal 
connections within and to elsewhere in the city; heritage conservation; opportunities for physical 
activity, social interaction, and access to healthy food, daily needs, employment, education, 
recreation, and green infrastructure.  
 
6.1 Sustainable Urban Growth: The City must accommodate physical development that 
reflects this Plan’s goals, and achieves a continuum of complete and connected communities 
over the lifecycle of the Plan. 
 
6.6 Intensification Target: Achieve the intensification target by making development in 
intensification target areas easier and more desirable and predictable, as directed by Complete 
Communities. 
 
6.16 Established Neighbourhoods: Designate Established Neighbourhoods within the Urban 
Structure, representing lands that will accommodate additional growth in a context-sensitive 
manner, while promoting the efficient use of land, cost-effective municipal servicing, enhanced 
housing choice and affordability, and conservation of green infrastructure and heritage 
resources and districts, as defined in Complete Communities. 
 
WINNIPEG CLIMATE ACTION PLAN ALIGNMENT 

 
Strategic Opportunity #4: Facilitate Compact, Complete Development and Increase Density. 
 
 
 



  11 

WINNIPEG POVERTY REDUCTION STRATEGY ALIGNMENT 

Consideration was given as to whether this report connects to any of the specific Goals and 
Objectives in the PRS and it was determined that the PRS is not applicable to this specific 
report. 

SUBMITTED BY 
 

Department:  Planning, Property and Development 
Division: Urban Planning 
Prepared by:  Simi Jerez, MCP 
Date:  November 24, 2023 
File No. DAV 23-196082\C  

 
 

























NOTE:
A SECOND GATE (EMERG. EGRESS)
WILL BE ADDED IN THIS AREA
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