
 

 

PLANNING ADMINISTRATIVE REPORT 

 

Title:  DAV 26-185176\B – 30 Granite Way  

 
Issue: For consideration of a Variance associated with a twelve storey 

mixed-use building with ground floor commercial space and 110 
residential units above. 

 
Critical Path: Director of Planning, Property, and Development 

 

AUTHORIZATION 

 

DECISION AND CONDITIONS 

The Urban Planning and Design Division approves the application to vary the "Character 
Sector" Bulk Regulations and General Provisions of Downtown Winnipeg Zoning By-Law No. 
100/2004 for the construction of a multi family dwelling as follows: 

1. For the construction of a multi-family dwelling to permit a building height of 126 feet 
(38.4 metres) instead of 100 feet (30.5 metres). 

2. For the establishment of a Parking, non-accessory off street above grade use to permit: 

a. parking stalls widths ranging from 8 feet (2.44 metres) to 9.7 feet (2.96 metres) 
instead of 10 feet (3.05 metres) when immediately adjacent to a fence, wall or 
column; and 

b. insufficient landscaping on parking area adjacent to a public street.  

Subject to the following conditions: 

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. 

2. That the design shall be in accordance with the recommendations of Downtown Urban 
Design Review. 

 

REASON FOR THE REPORT 

• The applicant is proposing to build a twelve-storey mixed-use building with ground floor 
commercial space and 110 residential units and requires Variances for the building height 
and parking 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 

D. Iskierski, RPP, 
MCIP 

n/a n/a  
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FILE/APPLICANT DETAILS 

 
FILE:  

 
DAV 26-185176\B 

RELATED FILES:  DCU 185201/26B 
COMMUNITY:  City Centre Committee 
NEIGHBOURHOOD #: 
 
SUBJECT:  

1.166 - (LEGISLATURE) 
 
To vary the "Character Sector" Bulk Regulations and General 
Provisions of Downtown Winnipeg Zoning By-Law No. 100/2004 for 
the construction of a multi family dwelling as follows: 
1. For the construction of a multi-family dwelling to permit a building 
height of 126 feet (38.4 metres) instead of 100 feet (30.5 metres). 
2. For the establishment of a Parking, non-accessory off street 
above grade use to permit: 
     a)  parking stalls widths ranging from 8 feet (2.44 metres) to 9.7 
feet (2.96 metres) instead of 10 feet (3.05 metres) when 
immediately adjacent to a fence, wall or column; and 
     b)  insufficient landscaping on parking area adjacent to a public 
street. 

 
LOCATION:  

 
30 Granite Way  

LEGAL DESCRIPTION: LOT 2 PLAN 76590 
 

APPLICANT:  Aaron Pollock (Number Ten Architectural Group) 
115 Bannatyne Ave Unit 310  
Winnipeg, MB  R3B 0R3 
  
 

OWNER: THE CITY OF WINNIPEG 
65 Garry St Floor 3rd Flr (C/O PLANNING PROPERTY 
DEVELOPMENT SERV) 
Winnipeg, MB  R3C 4K4 
 

 

HISTORY 

On November 23, 2023 Council adopted a motion to support the Housing Accelerator Fund 
(HAF) application to the Federal Government, which included provisions to create a Land 
Enhancement Office under the direction of the HAF Manager. This office would identify surplus 
city owned land that could be leased or sold to affordable housing developers/providers and, if 
required, prepare the land in terms of ensuring it is properly subdivided and/or zoned to facilitate 
future development. 

On December 5, 2023, the Government of Canada, through the Canada Mortgage and Housing 
Corporation (“CMHC”), entered into an agreement with The City of Winnipeg (the “City”) for 
$122.4 million in federal funding from the HAF. This funding is based on the City achieving 
3,166 net new building permitted housing units and 14,101 in total (including 10,935 units 
projected to be permitted without HAF) over the next three years. 
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On September 26, 2024, Council approved CentrePlan 2050 as a secondary plan by-law. 
CentrePlan 2050 contains direction related to overall Downtown development, and includes an 
action item related to development of the surface parking lot to the west of the Granite Curling 
Club. 

On October 1, 2024 Council declared the subject site (Proposed Lot 2) surplus with the express 
interest in having the Land Enhancement Office subdivide and rezone it for lease or sale to an 
affordable housing developer to build affordable housing. 

The public hearing for DASZ 46/2024 was held by the Standing Policy Committee on Property 
and Development on February 6, 2025, with no recommendation being agreed upon. 

The recommendation of the Public Service was then presented to the Executive Policy 
Committee (EPC) on February 18, 2025, who concurred with the addition of the following 
recommendation (“Recommendation 4”):  

4. That prior to the issuance of a development permit, the Public Service be directed to 
work with the proponent and the Granite Curling Club, to develop an adequate parking 
plan in order to support the operational sustainability of the Club, to the satisfaction of 
the Director of Public Works and the Director of Planning, Property and Development. 

Council adopted the recommendations and approved DASZ 46/2024 on February 27, 2025, with 
first reading of the bylaw on March 27, 2025. 

Pursuant to the provisions of Section 236.1 of the City of Winnipeg Charter, sufficient objections 
were received by the City and the proposed by-law was referred to the Municipal Board (the 
“Board”) after first reading. 

The Board held a public hearing on August 26, 27 and 28 as well as September 8, 9 and 10 of 
2025 and provided their report and recommendation to Council on November 13, 2025. 

The Board recommended that Council proceed with second and third reading of the proposed 
zoning by-law. The Board also recommended an amendment to EPC’s Recommendation 4 as 
follows:  

4. That prior to the issuance of a development permit, the Public Service be directed to 
work with the proponent and the Granite Curling Club, to develop an adequate parking 
plan in order to support the operational sustainability of the Club, to the satisfaction of 
the Granite Curling Club, the Director of Public Works, and the Director of Planning, 
Property and Development.  

In accordance with section 236.1(9) of the Charter, Council must not pass a proposed zoning 
by-law that has been referred to the Board unless it conforms to the recommendations that the 
Board has made in respect of the proposed by-law. After reviewing the Board’s Report and 
Recommendations in consultation with Legal Services, the Public Service recommended to 
Council not to amend Recommendation 4 because it was not in respect of the proposed by-law, 
and Council is therefore not required to adopt that recommendation. As a result, it was 
recommended Council proceed with second and third reading of the by-law with the original 
conditions set by Council on February 27, 2025.  

On December 9, 2025 EPC concurred with the recommendation of the Public Service and 
recommended to Council to proceed with third reading of DASZ 46/2024 without the 
amendment recommended by the Board. 

On December 18, 2025 Council adopted the recommendation of EPC and gave DASZ 46/2024 
third reading bring the bylaw into effect. 
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The Public Service has continued working with the Granite Curling Club to develop an adequate 
parking plan prior to the development permit stage. This will include improvements with their 
lease terms, assessing the potential for a capital fund to support the continued operation of this 
heritage facility, and identifying on-site and off-site parking options that can meet operational 
needs while maintaining project viability. 

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 to the east of the most southern portion of Colony Street on the south 
side of Granite Way with a total frontage of 366.83 feet (111.81 metres) and area of 59,214 
square feet (5501.16 square meters). The property is within the “C” Character Sector of the 
Downtown Winnipeg Zoning By-law 100/2004. 

 
Figure 1: Aerial photo of subject site and surrounding area (flown 2024). 
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SURROUNDING LAND USE AND ZONING  

North: Granite Way then commercial uses zoned “C” Character Sector. 

South: Parkland zoned “R” Riverbank Sector. 

East: Parkland zoned “R” Riverbank Sector then Osborne Street 

West: Colony Street then parkland zoned “R” Riverbank Sector and multi-family housing 
outside the Downtown plan area zoned “RMF-M” Residential Multi-Family Medium District. 
 

DESCRIPTION OF THE PROPOSED DEVELOPMENT 

The applicant is proposing a twelve storey mixed-use and mixed-income building that includes 
ground floor commercial and amenity space, including bicycle parking. The stories above 
include 110 residential units and common space on select floors. Of the 110 residential units, 56 
will be affordable units. The development includes a parking area at the side of the building and 
to the rear with space for loading and garbage facilities.  

COLLABORATIVE PLANNING AND CONSULTATION 

With the Urban Planning and Design Division 

The applicant and design team engaged the Public Service for discussions regarding the 
proposed variances and their application in general.  

ANALYSIS AND ISSUES 

Complete Communities Direction Strategy 2.0 

Section B1. General Growth  

Goal 2 - Encourage strategic intensification. 

Setting an intensification target  

2.1 Aim for a minimum of 50% of all new dwelling units to be located in the intensification target 
area.  

2.2 Aim to establish a minimum of 350 new dwelling units per year in the Downtown each year 
until 2030, and 500 dwelling units per year after 2030. 

Section C1. Downtown 

Goal 2 - Reinforce downtown as the primary focus for economic activity through residential, 
commercial, and office intensification. 

Vacant and underutilized properties  

2.2 Facilitate the redevelopment of vacant or underutilized properties, such as surface parking 
lots, to support increased residential and mixed-use development, when servicing allows, to 
achieve a sustainable, inclusive and vibrant Downtown. 

Goal 4 - Ensure land use decisions reduce the impact of automobile use to enhance the 
pedestrian experience Downtown. 

Strategic surface parking  

4.1 Reduce the number of surface parking lots Downtown, and discourage the creation and 
expansion of standalone surface parking lots, particularly in areas with high pedestrian activity, 
in accordance with the Downtown Parking Strategy. 
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Goal 5 - Facilitate an amenity-rich, enjoyable, and beautiful urban environment that contributes 
to a high quality of life, to reflect Downtown’s importance as the city’s preeminent complete 
community. 

Supporting residential growth  

5.1 Encourage development with uses and amenities that support the Downtown residential 
population.  

CentrePlan 2050 

1.1 Goal: Embrace and elevate Downtown’s unique neighbourhoods and districts. 

Legislature and University of Winnipeg 

1.1.20 Explore the feasibility of redeveloping the surface parking lot next to the Granite Curling 
Club to include both market and non-market housing that supports club operations and/or 
building maintenance. 

1.2 Goal: Play a leadership role in Downtown housing 

1.2.11 Help non-market and Indigenous housing providers overcome hurdles to developing 
adaptable no-barrier, transitional, supportive, and social housing. This could include assistance 
with Downtown land or building assembly, streamlining development and permitting processes, 
and/or development incentives. 

The subject proposal aligns with the above applicable policies for Downtown for the following 
reasons: 

o Enabling housing on this site will help achieve residential intensification targets; 

o The variances relates to CentrePlan 2050’s intent to redevelop the surface parking 
lot to the west of the Granite Curling Club; 

o Ensuring affordable housing options are integrated into the development will 
positively contribute to the surrounding neighbourhood by providing additional 
housing options; 

o Any development will better utilize existing infrastructure including the street network, 
public transit, water and wastewater service capacity and city services such as 
library and recreation; and 

o Zoning that permits higher density housing is compatible with the surrounding 
context, which includes a mixture of housing types with higher residential densities. 

Downtown Winnipeg Zoning Bylaw 100/2004 

Variances 

Height 

Bulk regulations cite a maximum of 100 feet and the proposal is requesting 126 feet. The intent 
of the regulation is to ensure buildings fit into the general character of the surrounding context. 
Specifically, in this area the Provincial Legislature building. There are provisions within the 
Downtown Winnipeg Zoning Bylaw under the Building Height Control Area that regulate heights 
in relation to sightlines to the Provincial Legislature. It is worth mentioning that although this 
application is for a height variance, it is not in relation to the height restrictions set by the 
Province of which, the proposed building is well below that allowable height.  
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In terms of similar size buildings in the surrounding area, the subject site abuts a curling facility 
owned by the City and leased to the Granite Curling Club to the east which is about 72 feet at its 
highest point. To the south is parkland abutting the Assiniboine River and across the river are 
three apartment buildings ranging in height of approximately 230 and 265 feet. Across Granite 
Way sites the Canada Life Headquarters building which is approximately 130 feet at its highest 
point. To the west of the proposed building is Mostyn Park then low-rise multi-family buildings 
that are closer to 50 feet. Please note that the only building mentioned above that is also within 
the downtown bylaw is the Canada Life Building.  

In terms of distance to nearby buildings, the closest will be the Granite Curling Club, which is 55 
feet away from the proposed building. The portion of the Granite Curling Club building that is 
near to the proposed building is however the curling rink portion and there are no windows that 
would be impacted by shadow effects from an increase in height. All other buildings are 
between approximately 200 and 400 feet away from the proposed building and will not be 
impacted by a marginal increase in height from 100 feet to 126 feet.  

Please note that the above buildings have relevance in terms of evaluating the surrounding 
context but were constructed prior to the current zoning bylaw and in some cases are regulated 
by a separate zoning bylaw for the parts of Winnipeg outside of Downtown. For a more recent 
precedent, the proposed design is a near replica of a previous building constructed by UWCRC 
2.0 at 175 Colony Street which is within sightlines of the subject site. This precedent received a 
similar height variance under DAV 18-154620 and is within the same sector as the subject site 
and in close proximity. 

In conclusion, the proposed variance will not have an adverse effect on the amenity of adjoining 
properties and will allow the development to approach heights similar to some nearby buildings 
such as the Canada Life Centre and the apartment buildings across the river in Osborne Village 
for a similar project with a near identical height variance approved in recent years.  

Parking stall width 

The intent of the regulation is to ensure that vehicles can maneuver in and out without incident, 
and that sufficient space is provided when people enter and exit their vehicles. Substandard 
parking stalls leave a negative impression on visitors to the downtown and can result in slower 
entry and egress and backups during peak periods.  

The width variances are considered relatively minor and are supportable, as this is a private 
parking area that will not have an impact on the public realm; if drivers choose to use the 
parking area, they will be doing so at their own risk and in agreement with the building manager.  

Insufficient landscaping of parking area 

The intent of the regulation is to screen parking areas from the public right-of-way. In the case of 
the subject site, the parking area that is not screened abuts a sewage lift station operated by the 
Water and Waste Department of the City of Winnipeg. The area itself is legally identified as an 
open right-of-way so the regulation applies, however, functions more like private property for the 
Water and Waste Department and is not overly visible from the public right-of-way. For this 
reason, the variance is supportable.  

CONDITIONS OF APPROVAL 

The conditions are a standard set of conditions for this type of application. More specifically, the 
expiration of the variance is a redundant reminder that within the Zoning Bylaw it states that if a 
variance is not acted upon within two years, it will expire. All applications downtown must go 
through Urban Design Review, and this condition is to reinforce that requirement.  
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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 variances will enable a housing development that will provide housing options 
and residents downtown. 

(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 property does not directly abut any private property and is a considerable 
distance from buildings across the river or roadway. 

(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 height variance will permit a height more consistent with properties across the 
river and the parking variances are minor and/or relate to a portion of the property that 
does not abut an active roadway. 

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

In that the height is consistent with buildings seen across the river and parking variances 
will not impact adjacent the area in which the property is situated. 

OURWINNIPEG 2045 POLICY ALIGNMENT 

OurWinnipeg 2045 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. 

o 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. 

o 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. 

o 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 
health food, daily needs, employment, education, recreation, and green 
infrastructure.  
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Applicable Policies for Downtown 

6.6 Intensification Target 

o Achieve the intensification target by making development in intensification target 
areas easier and more desirable and predictable, as directed by Complete 
Communities. 

6.15 Transformative Areas 

o Designate Downtown, Corridors, Mixed Use Centres, Major Redevelopment Sites 
and New Communities as Transformative Areas within the Urban Structure in 
Complete Communities, representing lands that provide the best opportunities to 
accommodate significant growth and change. 

6.17 Downtown Economic Investment 

o Support development that reflects the Downtown’s designation as a Transformative 
Area and preeminent complete community, as detailed in Complete Communities. 

6.18 Downtown Economic Investment 

o Facilitate the intensification of Downtown commercial and office uses, innovation, 
and local enterprises that promote the Downtown as a primary location for economic 
activity. 

6.19 Downtown Economic Investment 

o Facilitate the intensification of Downtown residential development that supports the 
diversity of housing needs, and builds on the character of existing Downtown districts 
and destinations. 

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. 

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 the proposed subdivision and rezoning would enable the City to 
lease or sell the land to an affordable housing developer so as to provide affordable housing as 
per the criteria set out by CMHC or the Province of Manitoba. 

Initiative 2.2. Fast Tack Affordable Housing 

Action 1. Facilitate the development of vacant land, with a focus on social housing: 

• Prepare vacant City-owned lands for affordable and mixed income housing through the 
development of a Land Enhancement Office (through the Housing Accelerator Fund) 
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SUBMITTED BY 

 
Department:  Planning, Property and Development 
Division: Urban Planning and Design 
Prepared by:  Daniel Iskierski, RPP, MCIP 
Date:  June 26, 2026 
File No. DAV 26-185176\B  
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