ADMINISTRATIVE REPORT

Title: DAV 26-151012\C — 611 Wardlaw Ave

Issue: For consideration of Variances associated with the construction of
a 17-unit multi-family building.

Critical Path: Director of Planning, Property, and Development
AUTHORIZATION
Author Department Head CFO CAO

Dylan Chyz-Lund,

RPP, MCIP n/a n/a

DECISION AND CONDITIONS

The Urban Planning and Design Division approves the application to vary the "R2"
development and design standards of the Winnipeg Zoning By-Law No. 200/2006 as follows:

1) for the construction of a multi-family dwelling to permit:

a) a lot area per dwelling unit of 690 square feet (64.11 square metres) instead of 800 square
feet (74.33 square metres);

b) a front yard of 11 feet (3.36 metres) instead of 44 feet (13.42 metres);
c) a building height of 40 feet (12.2 metres) instead of 35 feet (10.7 metres);
d) 16 parking spaces instead of 17 spaces;
2) for the establishment of an accessory parking area to permit:
a) 2 visitor parking spaces instead of 3 spaces;
b) no buffering of a parking area located within 20 feet (6.1 metres) of a rear lot line adjacent

to a residential district.

Subject to the following condition(s):

1. 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

e The applicant is proposing to build a 17-unit multi-family building on the property, and
requires Variances to accommodate their proposal.

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 26-151012\C
DCU 150997/2026C
City Centre Committee
1.110 - (McMILLAN)

To vary the "R2" development and design standards of the
Winnipeg Zoning By-Law No. 200/2006 as follows:
1) for the construction of a multi-family dwelling to permit:

a) a lot area per dwelling unit of 690 square feet (64.11 square
metres) instead of 800 square feet (74.33 square metres);

b) a front yard of 11 feet (3.36 metres) instead of 44 feet (13.42
metres);

¢) a building height of 40 feet (12.2 metres) instead of 35 feet
(10.7 metres);

d) 16 parking spaces instead of 17 spaces;
2) for the establishment of an accessory parking area to permit:

a) 2 visitor parking spaces instead of 3 spaces;

b) no buffering of a parking area located within 20 feet (6.1
metres) of a rear lot line adjacent to a residential district.

611 Wardlaw Ave
PCL A PLAN 69734 35STB

APPLICANT: Pedro Chagas (Chagas Architect + Development Inc.)
1100 Corydon Ave 201
Winnipeg, MB R3M 0Y8
OWNER: 10202105 MANITOBA LTD.
1680 Sargent Ave
Winnipeg, MB R3H 0C2
HISTORY
N/A

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

e The subject property is located on the north side of Wardlaw Ave, between Wellington
Crescent and Nassau Street N. in the McMillan neighbourhood of the Fort Rouge - East Fort
Garry ward.

o The subject site is located in an “Established Neighbourhood-Mature Community” policy
area as identified in Complete Communities 2.0, and in a “Village Medium Density
Residential (V-MDR)” policy area of the Osborne Village Neighbourhood Secondary Plan.

e The subject site is currently zoned “R2” Residential Two-Family District, with an assessed lot
area of 11,630 square feet.

o The subject site is currently vacant, with the previous structure having been recently
demolished.

e The subject site is accessed by a paved rear lane.



Figure 1: Aerial Photo of Subject Site and Surroundlng Uses (flown 2024).

North: A rear lane, then a park area zoned “R2” Residential — Two-Family district, Wellington
Crescent, and multi-family buildings zoned “RMF-L” Residential Multi-Family (Large) District.

South: Wardlaw Avenue, then a multi-family building zoned “R2” Residential — Two-Family
district.

East: A two-family dwelling zoned “R2” Residential — Two-Family district.
West: A park area zoned “R2” Residential — Two-Family district.

Figure 2: Zoning of the subject site and surrounding area.



DESCRIPTION OF THE PROPOSED DEVELOPMENT

e The application intends to construct one 17-unit multi-family building, which would:

Be four stories in height.

Have an 11’ front yard setback to Wardlaw Avenue.

Have an 8.5’ east side yard setback.

Have a 4’ west side yard setback.

Have a 25’ rear yard setback.

Be clad with a combination of limestone, composite wood, Hardie plank, and
brick.

Include a main entrance with floor to ceiling windows facing Wardlaw Avenue, as
well as covered parking that takes access from the rear lane.

O O O O O O
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e The site plan also shows:

o An earthbin garbage enclosure in the rear yard.

A total of four trees and 41 shrubs.

o Atotal of 11 indoor parking spaces and five outdoor parking spaces, including
two visitor spaces and one accessible space.

o A secure, indoor bicycle storage area with space for 16 bicycles, as well as a
smaller outdoor rack at the front of the building for visitors.

o Space for a future City of Winnipeg AT path along the northwest corner of the
property.

> Please see the “Collaborative Planning and Consultation” section of this
report for further discussion of the AT path and the front yard setback.

O

COLLABORATIVE PLANNING AND CONSULTATION

The applicant originally proposed a significantly larger front yard setback of approximately
25’, compared to the currently proposed 11’ setback. During the review process, the Public
Service identified an opportunity to secure land at the rear of the property for a future active
transportation (AT) pathway and requested that the building be shifted closer to the front
property line to preserve space for this purpose. As a result, the applicant is now seeking a
larger front yard variance than was originally contemplated.

It should be noted that the applicant was under no obligation to modify the proposed site or
building design and could have proceeded with the original layout. However, after learning
of the Public Service’s interest in acquiring land for a future AT pathway, the applicant
voluntarily paused the application process and revised the site plan to accommodate this
request. The need for the increased variance is therefore directly related to the applicant’s
efforts to facilitate a broader City of Winnipeg objective.

ANALYSIS AND ISSUES
COMPLETE COMMUNITIES DIRECTION STRATEGY 2.0

The Complete Communities Direction Strategy 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. CCDS 2.0
provides policy guidance when assessing proposals that are seeking entitlements or changes to
the Winnipeg Zoning By-Law.

The subject site is located in an “Established Neighbourhood — Mature Communities” policy
area of CCDS 2.0. The following goals and policies of CCDS 2.0 apply to the proposal:



e Goal 1 - Encourage compatible residential development within Established Neighbourhoods
to build more Complete Communities and align with the City’s residential intensification
target.

General policies

o 1.1 Encourage residential development that positively contributes to neighbourhood
character while expanding housing options for residents in a manner that is sensitive
and complementary to existing development.

o 1.2 Increase the population within Established Neighbourhoods to contribute to the
physical renewal and revitalization of older neighbourhoods.

o 1.5 Support up to mid-rise residential development in Established Neighbourhoods
that is compatible with neighbourhood context.

At four stories, the proposed building is considered a low-rise development under CCDS 2.0
policies. The building height is consistent with the surrounding neighbourhood context, which
includes a four-storey building on the north side of the lane from the subject property (606
Stradbrook Ave), a three-storey building on the south side of Wardlaw Avenue from the subject
property (626 Wardlaw Ave), a three-storey building at the corner of Nassau Street N and
Wardlaw Ave (553 Wardlaw Ave), and multiple high-rise developments along Wellington
Crescent.

The building will increase the population in this established neighbourhood and increase
housing options for residents while positively contributing to the neighbourhood through design
elements detailed under Goal 2.

e Goal 2 - 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.

Building Setbacks

o 2.3 Encourage, where contextually suitable, the location of multi-family buildings at
or near the front and corner side property lines to create a pedestrian orientation that
is respectful of the area context. Use setbacks to provide landscaping, front
courtyards for individual units or other amenities that support the pedestrian
environment, building design and relationship to the street.

The proposed building includes a reduced front yard to Wardlaw Avenue of 11°, while all other
yard setbacks meet or exceed the Winnipeg Zoning By-Law. The front yard setback of 11’
brings the building closer to the public sidewalk and street. Together with the proposed plaza
area with seating, the front entrance facing Wardlaw Avenue, the floor-to-ceiling windows for the
lobby area, and the roof overhang, the location of the building closer to the front property line
supports the pedestrian environment on Wardlaw Avenue.

Near-zero foot setbacks to Wardlaw Avenue are a common feature of multi-family buildings on
this block. 626 Wardlaw Avenue directly opposite the subject site, 571 Wardlaw Avenue, and
553 Wardlaw Avenue all have zero or near-zero foot setbacks to Wardlaw Avenue.



It is important to note that while the proposed front yard setback is consistent with CCDS 2.0
policies, it is also important for accommodating a future bicycle path along Wellington Crescent.
As noted in the “Collaborative Planning and Consultation” section, the applicant originally
proposed a larger front yard setback that would have included a larger plaza and landscaping
area.

Building Design

o 2.4 Encourage the use of high-quality, energy efficient, and durable exterior building
facade materials.

o 2.5 Encourage a variety of architectural styles.

o 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.

The proposed building uses a variety of building materials including composite wood, limestone,
brick, and Hardie lap siding. In addition to the facade materials, the front fagade includes two
portions that project outwards from the primary mass, a covered entry into the main lobby of the
building, and floor-to-ceiling windows. Together, these features break up the horizontal massing
of the building, they introduce a variety of architectural styles and features that create visual
interest, and they include high-quality exterior facade materials..

Pedestrian orientation

o 2.9 Buildings with multi unit residential uses should be designed to support
pedestrian activity and reinforce the public realm through thoughtful use of
architectural features which may include, but are not limited to, the following:

a. Window placement that supports passive surveillance;
b. Unit entrances with direct access to the street;

c. Front porches;

d. Balconies;

e. Awnings;

f. Lighting; and

g. Height of primary entrances

The proposed building includes a main floor lobby and entrance facing Wardlaw Avenue, with a
direct pedestrian connection to the sidewalk. Similarly, balconies on the second through fourth
floors help to reinforce the public realm.

Massing and scale




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

o 2.14 Avoid buildings that create long blank walls facing public streets.

o 2.15 Encourage the use of architectural features to articulate building walls in order
to mitigate the impact of new building mass.

The proposed building height of four stories is comparable to other developments in the
immediate vicinity, which include two, three, and four-storey buildings along with larger towers
along Wellington Crescent. The proposed development includes an east side yard of 8’ to the
only abutting residential development — a two-storey two-family dwelling. 8’ is double what the
Zoning By-Law requires the side yard of a multi-family building in the “R2” district to be, thereby
respecting the building to the north.

The proposed building uses floor to ceiling windows, varying fagcade materials, projections from
the primary mass, and inset balconies to ensure there are no blank walls facing public streets
and to ensure that the new development respects the existing built form.

Parking and loading

o 2.16 For properties with public lane access, vehicular access should be taken from
the public lane in order to:
a. Reduce potential conflict between pedestrians using sidewalks and motor vehicles
crossing the public right-of-way to access private property;
b. Preserve green space and protect existing trees that can be impacted by the
establishment of front approaches and corresponding private driveways; and
c. Prevent fragmentation of the public boulevard in order to better accommodate on-
street motor vehicle parking and public snow clearing

The parking is accessed from the rear lane, with much of the parking located in a covered
parking area underneath the building. Parking taken from the rear lane, rather than from a front
drive aisle, reduces the risk of conflict between pedestrians and vehicles and preserves the
existing green space along the public boulevard.

Site design

o 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.

o 2.22 Create or reinforce compact, pedestrian-oriented urban development patterns
by ensuring the siting, form and scale of new development has a strong relationship
to the street, public spaces and amenities in a way that is consistent with
neighbourhood context.



As discussed, the proposed building height of four stories is similar to existing development in
the neighbourhood. The use of a larger east side yard mitigates the impact on the only directly
abutting residential property — the two-family dwelling to the east. In addition, the proposed
building incorporates other design features that are found in the neighbourhood, including a
semi-public/private plaza space near the primary entrance, and traditional building materials of
wood, stone, and brick. Together, these features enable the building to take cues from the
character of the neighbourhood and mitigate the potential for land use conflict with adjacent
properties.

OSBORNE VILLAGE NEIGHBOURHOOD PLAN

The Osborne Village Neighbourhood Plan (OVNP) is an area-specific secondary plan that
applies to the subject property.

The subject property is located within the Village Medium Density Residential policy area of the
OVNP. The following policies of the OVNP apply to the proposal:

o 4.1.3.A Encourage a mixture of single-family homes, duplexes, triplexes, fourplexes,
townhouses, and multiple-family buildings;

o 4.1.3B New development will have a minimum of two storeys and a maximum of four storeys
in height in order to preserve the scale and pedestrian oriented character of this area;

The proposed building maintains the multi-family character of the surrounding block and
includes an entrance and window coverage that fronts Wardlaw Avenue which is consistent with
surrounding development. The proposed height is consistent with the policies of the OVNP,
which require a minimum of two and a maximum of four stories at this location.

CITY OF WINNIPEG ZONING BY-LAW 200/2006

Reasons for the Variances

Reduced front yard

e This portion of Wardlaw Avenue has an average front yard of 44’, which development is
required to adhere to. The applicant has proposed a front yard of 11’ and therefore requires
a Variance.

Building height

e The maximum permitted building height in the “R2” Residential — Two-Family district is 35’.
The applicant has proposed a building height of 40’, and therefore requires a Variance.

Reduced lot area per dwelling unit

e Inthe “R2” Residential — Two-Family district, the minimum lot area per dwelling unit is 800
square feet, while the applicant has proposed a lot area of 690 square feet per dwelling unit.
For this reason, a Variance is required.

Reduced parking and insufficient visitor parking



e In Mature Communities such as McMillan, the required parking for multi-family buildings is
one stall per dwelling unit. In this case, based on the proposed 17 dwelling units, a total of
17 parking stalls are required, while the applicant has proposed 16 parking stalls. In
addition, a minimum of three of the required parking stalls are required to be set aside for
visitor parking, while the applicant has proposed designating two spaces for visitors.

e For these reasons, Variances are required.

Insufficient buffering of a parking area

e Parking within 20’ of a rear lot line is required to be buffered if it is adjacent to residential
uses. In this case, the proposal shows parking perpendicular to the lane with no buffering
between the stalls and the lane. Therefore, a Variance is required.

Analysis of Variances

Reduced front yard and north corner side yard

e The reduced front yard — 11’ instead of the required 44’ — is significant. However, there are
several factors that support the reduced front yard.

o First, the Public Service identified an opportunity to acquire land along the rear
portion of the property adjacent to Wellington Crescent to facilitate the construction
of a future active transportation (AT) pathway. This pathway would advance a
broader public objective by improving active transportation connections and
providing safer travel options within the neighbourhood. In response, the applicant
expressed a willingness to accommodate this initiative and sell a portion of the
property to the City of Winnipeg. While this would reduce the site's buildable area,
the requested front yard variance would allow the building to be shifted closer to the
front property line, preserving space for the future AT pathway while still enabling a
multi-family development of a size and unit count generally comparable to what could
have been achieved had the land not been acquired.

o Second, directly opposite the subject site on Wardlaw Avenue, the building at 626
Wardlaw Avenue maintains a 0’ setback to the property line along Wardlaw Avenue.
Similarly, further east along the block both 553 and 571 Wardlaw Avenue maintain 0’
or near-0’ setbacks to Wardlaw Avenue. These reduced setbacks are recurring
features of the block, and the proposed 11’ setback would therefore be similar to
existing development here.

o Third, the reduced front yard enables the building to be located closer to the
Wardlaw Avenue property line and public sidewalk, in alignment with CCDS 2.0
policies that encourage multi-family buildings to locate near the front property line
where contextually suitable. This is intended to create active at-grade uses near the
street edge, creating a well-defined and populated streetscape

e For these reasons, the Variance is supportable.

Building height

e The Medium Density Policy Area in the Osborne Village Neighbourhood Plan (OVNP)
directs buildings to be a minimum of two stories and a maximum of four stories in height.
Accommaodating a four-storey building while maintaining the maximum building height of 35’
in the “R2” district would be challenging. Therefore, a relatively minor 5’ height Variance
enables the objectives of the OVPN to be met.
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The proposed development includes an east side yard of 8, which is more than double the
required side yard for multi-family buildings in the “R2” district. This additional side yard
space moves the building further away from the only directly abutting residential building to
the east, helping to mitigate the impact of the additional height.

There are examples of similar heights in the surrounding area, including 626 Wardlaw
Avenue across the street, 553 Wardlaw located at the intersection of Wardlaw Avenue and
Nassau Street N, and 606 Stradbrook Avenue located across the rear lane and slightly east
of the subject site.

For these reasons, the Variance is supportable.

Reduced lot area per dwelling unit

The Public Service regularly supports density variances in areas that are well served by
transit, with significant numbers of commercial amenities in close proximity. This property is
located less than half a kilometer from Osborne Street, a designated Urban Mixed Use
Corridor with significant commercial amenities, and it is located a little over half a kilometer
from a grocery store. For these reasons, the Variance is supportable.

Reduced parking and insufficient visitor parking

In a 17-unit building, a deficiency of one vehicle stall and one of three visitor stalls is a
relatively minor reduction to the standards required in the Winnipeg Zoning By-Law.

The property is located within 400 metres of the Primary Transit Network and within an area
that contains multiple AT paths, together supporting alternatives to car commuting. As
shown in Figure 3, the McMillan neighbourhood has significantly lower rates of car, truck, or
van commuting as a driver compared to the City of Winnipeg average, and significantly
higher rates of walking, bicycling, and public transit use compared to the City of Winnipeg
average.

As noted, the reduction of one visitor stall — while maintaining two dedicated vistor stalls — is
a relatively minor reduction to the Winnipeg Zoning By-Law standards. Further, eliminating
one required visitor stall allows the limited on-site parking supply to be prioritized for
residents. This approach is further supported by the site’s proximity to frequent transit
service and well-developed active transportation infrastructure, which offer convenient and
viable alternatives for visitors to access the building.

For these reasons, the Variances are supportable.

- A CITY OF
MAIN MODE OF COMMUTING Mchdilan WINMIPEG
15 years and over, employed labour force % of Total % of Total
Car, truck or van - as a driver G0 I
Public transit 150 150 17.3%6 B.3%
Car, truck or van - 85 a passenger 40 70 B.4% B.A%
Walk 85 115 11.6% 4.7%
Bicycle 30 40 4.0% 1.3%
Dihar method 20 10 1.7% 2.0%
TOTAL 025 B80S 100% 100%

Figure 3: Main Mode of Commuting in the McMillan Neighbourhood, 2021

Insufficient buffering of a parking area
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Given the proposed development provides parking off the rear lane, it is not possible to
provide a landscaped buffer between the rear of this property and the adjacent residential
zoning district. No landscaped buffer between parking areas in at the rear of properties and
adjacent residential development is a common feature of this neighbourhood, including this
lane.

CONDITIONS OF APPROVAL

N/A

REASONS FOR DECISION

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

(a)

(c)

(d)

is consistent with Plan Winnipeg and any applicable secondary plan;

In that, the proposed Variances will enable the establishment of a new multi-family
residential development in alignment with the policies of OurWinnipeg 2045, Complete
Communities 2.0., and the Osborne Village Neighbourhood Plan that all prioritize
contextually sensitive multi-family development at this location.

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 development’s setbacks, height, and contextual design reduce
potential impacts on adjacent uses.

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 proposed Variances enable the establishment of a contextually-sensitive
development on a lot where multi-family residential development is encouraged via the
City’s existing policy framework, and the reduced front yard is necessary to
accommodate the City’s acquisition of property for a future AT pathway.

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

In that, the surrounding area is characterized by a mixture of two, three, and four-strorey
residential development, and the proposed building has been designed to blend into the
existing area context by orienting the main entrance to Wardlaw Avenue and
incorporating a substantial setback to the existing residential property to the east.

CONSULTATION

In preparing this report there was internal consultation with: N/A

OURWINNIPEG 2045 POLICY ALIGNMENT

OurWinnipeg is the City of Winnipeg’s long-range development plan. Applicable Policies for
Mature Communities include the following:
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6.16 Established Neighbourhoods

o 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.

The proposed development application aligns with OurWinnipeg because the design of the
proposed multi-family building and site uses a variety of design elements including an
articulated facade, pedestrian orientation, landscaping, and pedestrian orientation to create
context-sensitive development in the neighbourhood it is proposed for.

WINNIPEG CLIMATE ACTION PLAN ALIGNMENT

Consideration was given as to whether this report connects to any of the specific Goals and
Obijectives in the Winnipeg Climate Action Plan (WCAP)and it was determined that the WCAP is
not applicable to this specific report.

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: Dylan Chyz-Lund, RPP, MCIP

Date: Tuesday, June 16, 2026

File No. DAV 26-151012\C
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