
 

 

ADMINISTRATIVE REPORT 

 

Title:  DAV 26-181241\C – 385 Henderson Highway 

 
Issue: For Variances associated with a mixed-use development 

 
Critical Path: Director of Planning, Property, and Development 

 

AUTHORIZATION 

 

 
 

DECISION AND CONDITIONS 

 

The Urban Planning and Design Division approves the application to vary the “C2 PDO-1 Malls 
and Corridors Mature Communities PDO-1" Development and Design Standards of the 
Winnipeg Zoning By-Law No. 200/2006 for the construction of mixed-use building to permit the 
following: 

1. 36 parking spaces instead of 44 parking spaces; 

2. insufficient glazing along the secondary frontage instead of minimum 25% calculated 
separately for each building storey.  

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 

 

• The applicant is proposing to build a mixed-use development and requires Variances for 
parking and glazing requirements of the Winnipeg Zoning By-Law. 

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

 

 
 

Author Department Head CFO CAO 

Choi Ho, RPP, MCIP n/a n/a  
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FILE/APPLICANT DETAILS 

 
FILE:  

 
DAV 26-181241\C 

RELATED FILES:  N/A 
COMMUNITY:  East Kildonan - Transcona Committee 
NEIGHBOURHOOD #: 
 
SUBJECT:  

4.401 - (CHALMERS) 
 
To vary the “C2 PDO-1 Malls and Corridors Mature Communities 
PDO-1" Development and Design Standards of the Winnipeg 
Zoning By-Law No. 200/2006 for the construction of mixed use 
building to permit the following: 
1)  36 parking spaces instead of 44 parking spaces; 
2)   insufficient glazing along the secondary frontage instead of 
minimum 25% calculated separately for each building storey. 

 
LOCATION:  

 
385 Henderson Highway 

LEGAL DESCRIPTION: PARCEL A PLAN 74556 
 

APPLICANT:  Emily Bews (Prairie Architects Inc.) 
139 Market Ave Unit 101  
Winnipeg, MB  R3B 0P5 
 

OWNER: MANITOBA METIS FEDERATION INC. 
150 Henry Ave 300  
Winnipeg, MB  R3B 0J7 
 

 

HISTORY 

The existing 2-storey building (Roxy Theatre) on the subject site was demolished in 2026. 

A Development Permit and a Foundation Permit for a new 7-storey mixed-use building were 
issued in 2026. 

A Building Permit was applied for but has been placed on hold as the applicant indicated their 
client was seeking revisions from what was submitted for the Development Permit. The changes 
to the Plans trigger the Variances as part of this application. 

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; 
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(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 east side of Henderson Highway, between Bowman 
Avenue and Larsen Avenue, in the Chalmers neighbourhood of the Elmwood - East 
Kildonan ward. 

• The subject site is 16,165 square feet in area.  

• The site is currently vacant.  

• The subject site is accessed by a paved rear public lane. 

• Henderson Highway is an arterial road. 

• Under the Complete Communities Direction Strategy 2.0, the site is within the “Urban Mixed 
Use Corridor” policy area.  

• The property is zoned “C2 PDO-1 Malls and Corridors Mature Communities PDO-1” District. 

 
Figure 1: Aerial photo of subject site and surrounding area (flown 2024) 

 
SURROUNDING LAND USE AND ZONING (See Figure 2) 

North: 395 Henderson Highway – a commercial use zoned “C2 PDO-1 Malls and Corridors 
Mature Communities PDO-1”, then Bowman Avenue 

SUBJECT 
SITE 
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South: Larsen Avenue/Active Transportation pathway (Neighbourhood Greenway – Larsen 
Avenue), then 375 Henderson Highway – commercial uses zoned “C2 PDO-1 Malls and 
Corridors Mature Communities PDO-1” 

East: Rear public lane, then 214 Bowman Avenue and 217 Larsen Avenue – single-family 
dwelling uses, respectively, zoned “R1-S Mature Communities PDO-1” 

West: Henderson Highway, then 380 Henderson Highway – a park use zoned “PR-1 Mature 
Communities PDO-1” and 200 Bredin Drive – a single-family dwelling use zoned “R1-M Mature 
Communities PDO-1” 
 
 

 
Figure 2: Zoning of the site and surrounding area. 

 

DESCRIPTION OF THE PROPOSED DEVELOPMENT 

• The applicant proposes a mixed-use development comprised of residential, and public and 

institutional uses.  

• Floors 1 and 2 are where the Early Learning and Child Care (ELCC) Ronald’s Place (day 

care use) and social service facility uses are located. 

• Floors 3 to 7 are where the multi-family residential uses (dwelling units) are located. 

• There are 30 affordable dwelling units and 30 market rate dwelling units. 

• The site has a lot area of 20,979 square feet. 

• The building height is 7-storeys or +/- 74 feet tall. 

• The west front yard building setback (along Henderson Highway) is 2 feet. 

SUBJECT 
SITE 
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• The east rear yard building setback (next to the public lane) is over 44 feet. 

• The north side yard building setback is 12 feet. 

• The south side yard setback is 3.7 feet. 

• Access to the site is via a rear public lane accessed off Bowman Avenue or Larsen Avenue. 

• There are 36 vehicle parking spaces (underground and at grade) of which five (5) are 

accessible and 2 are guest parking spaces.  

• There are 33 bicycle parking spaces (indoor and outdoor). 

• The elevations show tyndall stone, EIFS, masonry veneer, and a metal Metis sash cladding. 

• The proposed landscaping is located along the street edge and south side yard. 

• The garbage and recycling collection area is located in the rear yard off the public lane. 

• Indoor and outdoor amenities are provided including a commons area, gym, child care play 

area, therapeutic room, and a sensory room are proposed. 

 

ANALYSIS AND ISSUES 

COLLABORATIVE PLANNING AND CONSULTATION 

With the Urban Planning and Design Division 

• The applicant engaged with the Public Service to discuss the application before making a 
formal submission. 
 

COMPLETE COMMUNITIES DIRECTION STRATEGY 2.0 

• The subject properties are in the “Urban Mixed Use Corridors” policy area of CCDS 2.0. 
Applicable goals and policies include: 

• Goal 1 1.0 Encourage strategic residential intensification on Corridors. 

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

• Goal 3 3.0 Ensure Corridors provide a comfortable pedestrian environment and attractive 
public realm. 

o 3.1 Ensure that development on Urban Mixed Use Corridors is designed to prioritize 
a comfortable pedestrian environment and attractive public realm through the use of 
design elements which may include, but are not limited to the following: 

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

▪ 3.1.2 Having entrances provide direct access to the public sidewalk. 

▪ 3.1.4 Encouraging balconies and public spaces, such as plazas, patios, or 
other pedestrian amenities. 

▪ 3.1.5 Minimizing impacts of vehicular access and parking on the pedestrian 
environment by having vehicular access off of existing lanes. 
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▪ 3.1.6 Encouraging the location of parking above- or below-grade, or behind 
the primary building. Parking located beside the building may be acceptable if 
the parking area occupies a minimal area and high-quality screening from the 
public right-of-way is provided. 

o 3.4 Mitigate negative shadow impacts and ensure adequate sunlight penetration 
experienced by rear- and side-adjacent residential properties and the public sidewalk 
by: 

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

▪ 3.4.2 Using upper-level building step backs, where appropriate. 

o 3.5 Design the public realm and right-of-way to promote improvements to the 
pedestrian and cycling environment, including pedestrian- and transit-oriented 
streetscaping enhancements. 

o 3.6 Discourage auto-oriented land uses. 

o 3.10 Use tools such as local area planning, zoning, or design guidelines to further 
implement these design principles. 

o 3.11 Promote simple, quick, direct, and universal access to transit stops, junctions, 
hubs, and stations through site design. 

• Goal 7 7.0 Promote the integration of land use and transportation 

o 7.1 Ensure the design and use of the public realm supports this By-law’s vision for 
Corridors. 

o 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. 

Urban Mixed Use Corridors – Goal 1, 3 and 7 Policy Alignment: 

• The proposal encourages residential intensification on Corridors with a proposal for a 7-
storey 60-unit multi-family building that is sensitive to the surrounding uses. 

• The new development provides a comfortable and attractive public realm using minimal 
building setbacks (2 feet front yard), direct access to the public sidewalk on Henderson 
Highway, balconies, and with the majority of the vehicular parking off the rear public lane 
and underground. 

• The building mitigates negative shadow impacts by ensuring building is within a 45-degree 
angular plane measured from 12 feet above grade starting from the side lot line of the “R1” 
lots across the public lane from the rear. 

• The design encourages the use of Transit and promotes quick, direct and universal access 
to Transit stops on Henderson Highway. 

 

 

 

 

 



  7 

WINNIPEG ZONING BY-LAW 200/2006 

Reason for Variances 
 
Parking 

• 30 affordable dwelling units requires 5 parking spaces, 30 market dwelling units requires 15 
parking spaces, the day care use requires 6 parking spaces, and the social service facility 
use requires 18 parking spaces for a total of 44 parking spaces required. The applicant 
proposes 36 parking spaces. For this reason, a Variance is needed.  

 
Glazing 

• The Malls and Corridors Planned Development Overlay (PDO) requires that any building 
façade facing a street must have glazing as measured between 3 feet and 8 feet above 
each floor covering at least 25% of the front façade area (glazing is calculated separately for 
each storey and each façade). The applicant proposes 21% glazing for Floors 1-2 and 7% 
glazing for Floors 3-7 on the Larsen Avenue Secondary Frontage. For this reason, a 
Variance is required. 

 
Analysis of Variances 
 
Reduced Parking  

• There are 36 parking spaces instead of 44 parking spaces. There is High Frequency Transit 
(Frequent bus route) within a block of the subject site. There are 33 bicycle parking spaces 
provided (indoors and outdoors). Larsen Avenue to the south is a Neighbourhood Greenway 
Active Transportation path. The Letter of Intent notes low demand of parking required for 
future residents and that the youth and senior residents served by the building will not own a 
personal vehicle and is anticipated most will travel by foot, or bike, or Transit. There are 2 
Peg City Car Co-op vehicles about 500 metres away to the south of the site (at 127 Cobourg 
Avenue and Noble Avenue/Henderson Highway). 

o For these reasons, the Division supports this Variance. 
 

Reduced Glazing on Secondary Frontage (Larsen Avenue)  

• The day care and social service facility uses (Floors 1 and 2) have 21% glazing instead of 
25% glazing and the residential uses (Floors 3-7) have 7% glazing instead of at least 25% 
glazing. The public and institutional uses (on Floors 1 and 2) have 21% glazing and achieve 
the intent of the PDO when it comes to providing glazing particularly for these active 
frontages. The Larsen Avenue façade is primarily residential (on Floors 3-7) where it may be 
typical and more appropriate to have modest windows to provide more privacy for residents. 
The primary frontage (Henderson Highway) complies with the glazing requirements, only the 
secondary frontage has insufficient glazing. 

o For these reasons, the Division supports this Variance 
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REASONS FOR DECISION 

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

(a) is consistent with Plan Winnipeg and any applicable secondary plan; 

In that, the proposed development is consistent with policies in OurWinnipeg 2045 and 
Complete Communities Direction Strategy 2.0. 

(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 site design and building design mitigate land use conflicts and massing 
impacts with the abutting and adjacent properties. 

(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 are the minimum modification to mitigate negative impacts on the 
property. 

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

In that, the proposed mixed-use development introduces a compatible new development 
on the block, in the neighbourhood, and within the ward. 

 

OURWINNIPEG 2045 POLICY ALIGNMENT 

 
Goal: Good Health and Well-Being 

Objectives  

1. Enable access to basic needs for good physical and mental health. 
2. Support positive health outcomes through the built and natural environments. 
3. Proactively identify and address threats to community safety and well-being. 
 

Policies 

• 4.4 Affordable and Supportive Housing Options: Enable collaborative partnerships 
that provide a continuum of existing or new affordable housing, making use of municipal 
supports such as fiscal, regulatory and measurement tools to ensure those most in need 
have increased access throughout the resident and building life-cycle. 
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Goal: Social Equity 

Objectives  

1. Uphold human rights so that no one is left behind. 
2. Build bridges spanning ideas, cultures, identities and generations on a foundation of 

truth, understanding, and rights-based reconciliation. 
3. Build social cohesion through community development solutions, coordinated, effective 

partnerships, and responsive service delivery. 
 
Policies 

• 5.2 Affordable and Supportive Housing Options: Conserve and increase 
development of a continuum of affordable and supportive housing throughout the city as 
a fundamental human right. 

Goal: City Building 

Objectives 

1. Responsibly plan, prioritize and accommodate growth in areas that best support 
Complete Communities principles, to achieve this Plan’s sustainable development goals:  

2. Integrate resilient land use, transportation and infrastructure planning, and investments: 
3. Facilitate development opportunities that complete established communities, and plan 

new communities as complete and connected from the outset. 
 

Policies 

• 6.39 Affordable and Supportive Housing Options: Facilitate affordable and 
supportive housing in all neighbourhoods, through a continuum of private and non-profit 
housing development that includes a mix of sizes, forms and tenures; resilient, low-
carbon, and energy-efficient construction; adaptable, universal design accessibility; and 
proximity to integrated and, sustainable transportation options. 

 
 

WINNIPEG CLIMATE ACTION PLAN ALIGNMENT 

 

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

• Key Direction 4.1: Increase strategic infill development that provides access to and 
capitalizes on existing and planned corridors with frequent transit service  

• Key Direction 4.2: Ensure new areas of growth are designed according to the principles of 
Complete Communities. 
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WINNIPEG POVERTY REDUCTION STRATEGY ALIGNMENT 

 

Goal 2: The City actively plans for and partners in affordable housing. 

10-year Objectives: 

• A. The City’s capacity and commitment to advancing affordable housing initiatives are 
increased. 

• C. Municipal tools, resources and partnerships are developed and used to encourage 
and facilitate affordable housing development. 
 

SUBMITTED BY 

 
Department:  Planning, Property and Development 
Division: Urban Planning and Design 
Prepared by:  Choi Ho, RPP, MCIP 
Date:  July 13, 2026 
File No. DAV 26-181241\C  
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METAL METIS SASH

CLADDING TYPE C 
EIFS WITH REVEAL 
LINES (COLOUR 2)

CLADDING TYPE D 
EIFS WITH REVEAL 
LINES (COLOUR 3)
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	Figure 2: Zoning of the site and surrounding area.
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