ADMINISTRATIVE REPORT

Title: DAV 25-126412\C — Pembina Hwy

Issue; For consideration of variances associated with the construction of
a mixed-use building with 240 dwelling units and commercial
space on the ground floor.

Critical Path: Director of Planning, Property, and Development

AUTHORIZATION

Author Department Head CFO CAO

|. Stonehouse, MCP n/a n/a

DECISION AND CONDITIONS

The Urban Planning and Design Division approves the application to vary the "RMU"
Development and Design standards of the Winnipeg Zoning By-Law No. 200/2006 for the
construction of a multi-family dwelling to permit as follows:

1. Alot area per dwelling unit of 359 square feet instead of 374 square feet as approved
under DAV 198709/22D;

2. 185 parking spaces instead of 242 spaces as approved under DAV 198709/22D.
Subject to the following condition(s):

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

REASON FOR THE REPORT

e The applicant is proposing to build a mixed-use building with 240 dwelling units and
commercial space on the ground floor and requires Variances for density and parking
requirements of the Winnipeg Zoning By-Law.

e This report provides information regarding the subject application’s compliance with The City
of Winnipeg Charter, section 249.




FILE/APPLICANT DETAILS

FILE:

RELATED FILES:
COMMUNITY:
NEIGHBOURHOOD #:

SUBJECT:

LOCATION:

LEGAL DESCRIPTION:

DAV 25-126412\C

N/A

City Centre Committee
1.643 - (PEMBINA STRIP)

To vary the "RMU" Development and Design standards of the
Winnipeg Zoning By-Law No. 200/2006 for the construction of multi
family dwelling to permit as follows:
1. alot area per dwelling unit of 359 square feet instead of 374
square feet as approved under DAV 198709/22D;
2. 185 parking spaces instead of 242 spaces as approved
under DAV 198709/22D.

1819 Pembina Hwy
LOT 9 BLOCK 2 PLAN 11201 15/17 STV

APPLICANT: Carlos Benevides (Pre-Con Builders)
405 Fort Whyte Way Unit 100
Oak Bluff, MB R4G 0B1

OWNER: 10110292 MANITOBA LTD.
360 Main St 3000 (30TH FLOOR)
Winnipeg, MB R3C 4G1

HISTORY

DAV 22-198709\D — a Variance application for front yard, side yard, building height, density,
and parking requirements of the Winnipeg Zoning By-law to construct a mixed-use residential
and commercial building was approved by Council in February, 2023.

DAZ 223/2022 — an application to rezone the property from “RMF-M" to “RMU” was approved
by Council in February, 2023.

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;

(© 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

o The subject property is located on the west side of Pembina Hwy, in the Pembina Strip
neighbourhood of the River Heights - Fort Garry ward.

o The site is 86,134 square feet (1.98 acres) in area. The site is currently vacant following the
demolition of the Capri Motel in December, 2023.

e The site is accessed directly from Pembina Highway, with no back lane.
e The property is 150 metres, or a 1.5 minute walk, from the Plaza Rapid Transit Station.

¢ Under the Complete Communities Direction Strategy 2.0, the site is designated as a
Regional Mixed Use Corridor and is within the Established Neighbourhoods — Recent
Communities policy area. The property is zoned “RMU” Residential - Mixed-Use District.

ndig ar .

SURROUNDING LAND USE AND ZONING (See Figure 2)

North: Multi-family residential uses zoned “RMF-M" — Residential - Multi-Family (Medium).
South: Multi-family residential uses zoned “RMF-M” — Residential - Multi-Family (Medium).
East: Pembina Highway, then hotel uses zoned “C3” — Commercial - Corridor.

West: Manitoba Hydro lands, then Rapid Transit Corridor (BLUE Line) zoned “RMF-M" —
Residential - Multi-Family (Medium).



Figure 2: Zoning of the site and surround?ng area.
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DESCRIPTION OF THE PROPOSED DEVELOPMENT

The applicant intends to construct a 10-storey mixed-use building with 240 dwelling units
and commercial space on the ground floor.

The Capri Motel, previously onsite, was demolished in 2023.

The updated proposal (original proposal was approved under DAV 198709/22D) requires
variances for density and parking.

The proposal will provide 185 parking stalls and 60 bike parking stalls.

The rear of the building is designed to provide direct pedestrian access to the rapid transit
station and the public active transportation route.

The parking area will be buffered from Pembina Highway with trees and landscaping.

REASON FOR APPLICATION

o Density

The applicant is proposing a lot area per dwelling unit of 359 square feet instead of 374
square feet as previously approved under DAV 198709/22D, therefore a variance is
required.

e Parking Supply

The applicant is proposing 185 parking spaces instead of 242 spaces as previously
approved under DAV 198709/22D, therefore a variance is required.



COLLABORATIVE PLANNING

The applicant worked with the Urban Planning and Design Division through a collaborative
planning process. For the original proposal in 2022, a number of design adjustments were made
including adding an active use to the back of the building, removing parking stalls from the front
yard area and replacing with landscaping, adding a pedestrian pathway to the rapid transit
station, and enhancing the level of articulation of the exterior facades. For the updated proposal
in 2025, the Division was informed of the proposed changes and expressed our support to move
forward with the Variance application.

ANALYSIS AND ISSUES
Complete Communities Direction Strategy 2.0 (CCDS 2.0)

CCDS 2.0 is one of four direction strategies supporting OurWinnipeg, the city’s long-range
development plan, and has statutory authority as a secondary plan. The strategy guides land
use and development in Winnipeg.

The subject property is located in an Established Neighbourhood designated as a “Recent
Community” as outlined in CCDS 2.0.

o (Goal 1 states “encourage compatible residential development within Established
Neighbourhoods to build more Complete Communities and align with the City’s residential
intensification target.”

o General policies for Established Neighbourhoods that relate to the subject proposal are as
follows:

1.4 Support opportunities for further residential intensification within approximately 400
metres of a rapid transit station, where appropriate and in accordance with the TOD
Handbook.

1.14 Mid-rise residential uses will generally be accommodated on arterial roads where
compatible with adjacent land uses and where they can be conveniently served with
transit and local commercial amenities, and in consideration of the factors listed in
Policy section 1.6

o (Goal 2 states “design new development in Established Neighbourhoods to a high standard
of urban design and construction to ensure new development adds value to public and
private urban spaces to create a sense of place and civic pride.”

¢ General policies for Established Neighbourhoods that relate to the subject proposal are as
follows:

2.2 Encourage the location of commercial or mixed-use buildings at or near the front and
corner side property lines to create a pedestrian orientation. Use setbacks to reinforce
the public realm through landscaping and pedestrian amenities, such as entryways,
patios, benches, and bicycle parking.

2.6 Encourage building design to include a range of architectural features that create visual
interest and positively contribute to the visual aesthetics of the street and
neighbourhood.

o Goal 3 states “ensure all communities provide a diversity of housing options and meet
resident life-cycle housing needs.”



General policies for Established Neighbourhoods that relate to the subject proposal are as
follows:

3.1 Encourage a variety of housing types and tenures within Established Neighbourhoods to
meet life-cycle housing needs and affordability ranges.

3.3 Increase the supply of affordable housing within Established Neighbourhoods in
proximity to commercial amenities, recreational opportunities and frequent transit
service.

3.4 Encourage development that incorporates affordable housing to locate close to the
Primary Transit Network, rapid transit stations, and Urban Mixed Use Corridors

Goal 4 states “ensure neighbourhoods accommodate a range of commercial services and
amenities within walking distance to meet daily needs.”

General policies for Established Neighbourhoods that relate to the subject proposal are as
follows:

4.2 In order to protect the vitality and viability of existing commercial areas, encourage the
redevelopment and infill of existing commercial areas as the preferred method of
accommodating new commercial development.

4.6 Vertical commercial/residential mixed-use development is generally supported where
local commercial development currently exists, where there is the presence of a public
lane, or where the site is large enough to accommodate the proposed development
where a public lane is not present.

The subject property is also located in the Corridors Policy Area designated as a “Regional
Mixed-Use Corridor” as outlined in CCDS 2.0.

The Vision for Corridors describe them as targeted segments of major roadways that, due to
their excellent transit service via the Primary Transit Network as well as robust commercial
opportunities, provide the best opportunity for mixed use intensification outside of the
Downtown. They will provide a range of transportation options and will be vibrant
destinations for people to live, work, and play. They will be designed to provide a
comfortable pedestrian environment and attractive public realm.

Goal 1 states “encourage strategic residential intensification on Corridors.”

General policies for Regional Mixed-Use Corridors that relate to the subject proposal are as
follows:

1.1 In order Support densities in accordance with Policy 3.1 of the General Growth section,
at a height and scape compatible with surrounding land uses.

1.2 Where higher intensity commercial or residential uses are interrupted by lengths of low
density residential development along Corridors, higher intensity residential development
should be directed towards established nodes.

Goal 3 states “ensure Corridors provide a comfortable pedestrian environment and attractive
public realm.”

General policies for Regional Mixed-Use Corridors that relate to the subject proposal are as
follows:

3.7 Encourage development on Regional Mixed Use Corridors to enable a comfortable
pedestrian environment and attractive public realm through the use of design elements
which may include, but are not limited to the following:



3.7.1 Providing minimal building setbacks from the public right-of-way to define the
street edge.

3.7.2 Having entrances provide direct access to the public sidewalk.

3.7.3 Promoting a fine-grained and transparent street-level fagade with active ground
floor uses.

3.7.4 Minimizing impacts of vehicular access and parking on the pedestrian
environment.

3.7.5 Promoting pedestrian-scale signage.

3.7.6 The extent to which pedestrian-friendly design is pursued on Regional Mixed Use
Corridors will be determined by the surrounding Corridor context, but in all cases
will be encouraged.

3.8 Mitigate shadow impacts and ensure adequate sunlight penetration experienced by rear-
and side-adjacent residential properties and the public sidewalk by:

3.8.1 Using Corridor right of way width as a guide to determine maximum building
height, where appropriate.

3.8.2 Using upper-level building setbacks, where appropriate.

3.9 Encourage pedestrian-oriented improvements to the design of the public realm and right-
of-way.

3.9.1 Encourage a high degree of landscaping and street trees in the public realm and
right-of-way to offer pedestrian comfort and shade protection.

e Goal 4 states “use Corridors to provide local commercial amenities and opportunities for the
surrounding neighbourhood and community.”

e General policies for Regional Mixed-Use Corridors that relate to the subject proposal are as
follows:

4.4 Support and protect Corridors’ continued retail and service function by encouraging retail
and service use intensification and by supporting reinvestment in existing Corridors.

4.5 Encourage the location of the most active retail and service uses to ground floor
commercial spaces, and direct less active uses above-grade.

e Goal 7 states “promote the integration of land use and transportation.”

e General policies for Regional Mixed-Use Corridors that relate to the subject proposal are as
follows:
7.1 Ensure the design and use of the public realm supports this By-law’s vision for Corridors.

7.2 Ensure the design of Corridors encourages the use of the frequent transit service
provided on routes in the Primary Transit Network as well as connections to the feeder
network.

The subject proposal was reviewed against the above policies of CCDS 2.0. The proposed
development meets the intent of the above policies.



Transit Oriented Development Handbook (TOD Handbook)

The TOD Handbook provides policy support to guide development in proximity to Rapid Transit
infrastructure.

The TOD Handbook provides the following key principles relevant to this proposal:

e Principle 1: Medium to high density development that is greater than the community
average.

e Principle 2: A mix of uses.

e Principle 3: Compact, high quality pedestrian-oriented environment.
e Principle 4: An active defined centre.

e Principle 5: Innovative parking strategies.

The subject proposal was reviewed against the above principles of the TOD Handbook. The
proposed development meets the intent of the above principles.

VARIANCES

Density

Figure 8 of CCDS 2.0 illustrates that Regional Mixed Use Corridors are targeted for medium-
high densities. This translates to a density range of approximately 600 square feet of lot area
per dwelling unit on the low end, and approximately 400 square feet on the high end. Given that
CCDS 2.0 provides policy support for density up to approximately 400 square feet, given the
fairly minor increase in density from the previously approved application, and given that this
location is very close to the Plaza Rapid Transit Station as well as services and amenities within
walking distance on Pembina Highway, the Urban Planning and Design Division supports this
variance.

Parking Supply

The provision of bicycle parking and access to reliable public transportation are two factors that
the Urban Planning and Design Division typically look for when determining whether to support
a variance for parking stalls. The applicant has indicated that 50 secure, indoor bicycle spaces
and 10 outdoor bicycle spaces will be provided as part of the development. These have been
labelled on the submitted site plans. As well, the subject site is located in proximity to the Plaza
Rapid Transit Station servicing the BLUE Line which sees peak wait times between buses of 4
to 10 minutes. The site is well-connected to this station by way of a pedestrian pathway.

The site is also located approximately 600 metres south of the City’s Urban Infill Area, where
accessory off-street parking is not required for any use on Pembina Highway (see Section
161(5) of the Winnipeg Zoning By-law 200/2006.

Given the above factors, as well as the site’s location on a Regional Mixed Use Corridor
(Pembina Hwy), the Urban Planning and Design Division supports this variance.



REASONS FOR DECISION

In the context of Section 247(3), the Urban Planning and Design Division approves the
application for the following reasons:

(@)

(b)

(€)

(d)

is consistent with Plan Winnipeg and any applicable secondary plan;

In that, the development encourages strategic residential intensification on a Regional
Mixed Use Corridor, encourages the use of the Primary Transit Network, and provides a
pedestrian friendly design in a manner that meets all relevant policies of CCDS 2.0 and
the TOD Handbook.

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 development meets all design guidance for its location as provided in
policies of CCDS 2.0 and the TOD Handbook.

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 requested variances are suitable for this Regional Mixed Use Corridor
context.

is compatible with the area in which the property to be affected is situated.

In that, the development meets all design guidance for its location as provided in
policies of CCDS 2.0 and the TOD Handbook, and makes attempts to connect to
existing infrastructure including the Plaza Rapid Transit Station.

OURWINNIPEG 2045 POLICY ALIGNMENT

OurWinnipeg 2045 Goal: City Building

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.

¢ City Building Obijective 2: Integrate resilient land use, transportation and infrastructure
planning, and investments.

¢ City Building Obijective 3: Facilitate development opportunities that complete established

communities, and plan new communities as complete and connected from the outset.

6.21 Regional Mixed Use Corridors

e Recognize that a primary function of designated Regional Mixed-Use Corridors is for the
efficient movement of people, goods and services, while transitioning the functional design

over time to support mixed-use intensification and transit-orientation.

WINNIPEG CLIMATE ACTION PLAN ALIGNMENT

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




WINNIPEG POVERTY REDUCTION STRATEGY ALIGNMENT

Consideration was given to whether this report connects to any of the specific Goals and

Objectives in the PRS and it was determined the PRS is not applicable to this specific report.

SUBMITTED BY

Department: Planning, Property and Development
Division: Urban Planning and Design
Prepared by: Isaiah Stonehouse, MCP

Date: Friday, May 2, 2025

File No. DAV 25-126412\C
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CITY OF WINNIPEG BY-LAW REQUIREMENTS FOR LANDSCAPING
1-1/2" black granite mulch, 75mm depth
Approx. 13,160 sq.ft. STREET EDGE
AAAAA PEMBINA HIGHWAY (190' / 58m)
ST sod. Approx. 6,420 sq ft. Required: 7 trees, 30 shrubs
***** Provided: 7 trees, 80 shrubs
Concrete sidewalk. Approx. 3,070 sq.ft. BUILDING FOUNDATION
Lineal Feet of Facade Facing Public Right of Way: 62' / 19m
Barkman Broadway paver. Approx. 3,770 sq.ft. Required: 6 shrubs
Provided: 42 shrubs
Lineal Feet of Facade Containing Principal Building Entrance: 394' / 120m
Required: 39 shrubs
Plant List Provided: 39 shrubs
Qty |Latin Name Common Name Scheduled Size Remarks PARKING LOT INTERIOR
6 |Acer ginnala Amur Maple 50mm cal. Well-formed head, B&B or #25 container Parking lot area: 26,580 sq.ft.
in. Required: to be land d 26,580 x .05 = 1,330 sq.ft.
85 |Cornus alba 'Jefreb' Little Rebel Dogwood 40cm height Full ar.wol evenly branched, min. 4 canes #2 GQL.JII‘e area to be landscape X sq
container Provided: 4,090 sq.ft.
i Planting:
17 |Cornus alba 'Siberian Pearls' Siberian Pearls Dogwood 40cm height Full ar.wol evenly branched, min. 4 canes #2 . N )
container Required: 5 trees, 14 shrubs
; Provided: 10 trees, 66 shrubs
25 |Juniperus horizontalis 'Plumosa Compacta' Andorra Juniper 20cm height E;l:taariwr(]jefvenly branched, min. 4 canes #2
7 |Picea pungens Black Hills Spruce min. 1800mm height Uniform branching, B&B or #25 container SUMMARY OF CITY OF WINNIPEG BY-LAW LANDSCAPE REQUIREMENTS
. Required: 11 trees, 89 shrubs
Full | h 4 #2 9 '
34 |Pinus mugo 'Slowmound' Slowmound Mugo Pine 30cm height cSntZ?r:jefven y branched, min. 4 canes Provided: 20 trees, 223 shrubs
6 |Populus x 'Jefguard' Guardian Columnar Aspen 75mm cal. Well-formed head, B&B or #25 container
Full and evenlv branched. min 4 canes #2 PLANTING PLAN EXCEEDS CITY OF WINNIPEG BYLAW REQUIREMENTS BY
86 |Spiraea betulifolia 'Tor Gold' Glow Girl® Birchleaf Spirea 30cm height container y ' ' 7 TREES AND 135 SHRUBS.
Location of underground structures as shown are based 9 PROJECT SCALE DRAWING TITLE
on the best information available but no guarantee is : 8 1 819 PEMBINA HlGHWAY AS NOTED LANDSCAPE PLAN
Should any claim be made given that all existing utilities are shown or that the el i s g 7 - 7
g{f%ﬁ;ﬁ{%}}:%f%wne,5m e e ndaris o he propery r o given locations are exact. Confirmation of existence = %3:.&‘“" .:-:—_—?_; o 25.02.06 . 6 CAPRI FLATS DATE FEBRUARY 6 2025
fh“;”;u';;"‘““"“wfypay‘“g et nered o by th st o e e and exact location of all services must be obtained from = :% =E 3 | .I |I I f SCOTT ROSIN 5 !
T . . . = e = ! [HA] =
e s ey o, the individual utilities before proceeding with VY = ¥ = (i il = ° er No. 157 §, 4 DRAWN BY CHECKED BY SHEET NO.
;hne':Zif:lshsremarehcer\cedforc\:ns(rucuon e only. All prints to be returned to the Landscape Architect construction. %‘: }‘-\‘-': .':I |I|I | = ;.\_:-\. & 3 SR EC
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