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Agenda – Riel Community Committee – June 5, 2018 

 

 

PUBLIC HEARINGS 

 

Item No. 3 Subdivision and Rezoning – 173 Notre Dame Street 

(St. Boniface Ward) 

File DASZ 8/2018 [c/r DAV 117240/2018D] 

 

WINNIPEG PUBLIC SERVICE RECOMMENDATION: 

 

1. That the plan of subdivision proposed under File DASZ 8/2018 be approved for 

preparation as a plan of subdivision by a Manitoba Land Surveyor in accordance with 

Schedule “A” for File DASZ 8/2018 dated May 24th, 2018 with such minor changes as 

may be required, and registration in the Winnipeg Land Titles Office subject to the 

following: 

 

A. That the Developer address the conditions outlined in Schedule ‘B’ the report of 

the Administrative Coordinating Group dated April 25, 2018.  

 

2. That The Winnipeg Zoning By-law No. 200/06 be amended by rezoning the subject land 

as shown on Schedule “A” for File DASZ 8/2018 dated May 24th, 2018, to a “RMF-L” 

Residential Multi-Family Large District subject to the following: 

 

A. That the applicant enter into, execute and deliver a Zoning Agreement with the 

City pursuant to Section 240 (1) of The City of Winnipeg Charter to include the 

following conditions: 

i. That, the maximum building height on the subject property be 60 feet. 

 

3. That, caveat 3879492/1 be discharged.  

 

4. That, in lieu of the dedication of land, the Developer shall provide a cash payment 

representing ten percent (10%) of the appraised value of the Development Application, as 

determined by the City. 

 

5. That, the Director of Planning, Property and Development be authorized to certify any 

documents in connection therewith. 

 

6. That in the event the matter is not proceeded with expeditiously and the by-law is not 

passed within two (2) years after adoption of the report by Council, the matter shall be 

deemed to be concluded and shall not be proceeded with unless an extension of time is 

applied for prior to the expiry of the two (2)-year period and Council approves the 

extension. 

 

7. That the Director of Legal Services and City Solicitor be requested to prepare the 

necessary by-law in accordance with the above. 
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WINNIPEG PUBLIC SERVICE RECOMMENDATION (continued): 

 

8. That the subdivision section of the by-law shall come into force and effect upon 

registration of the Plan of Subdivision in the Winnipeg Land Titles Office. 

 

9. That the zoning section of the by-law shall come into force and effect when the Plan of 

Subdivision is registered in the Winnipeg Land Titles Office and the Zoning Agreement 

is registered in the Winnipeg Land Titles Office by caveat against the subject lands, 

provided that the said effective date occurs within one year from the date the by-law is 

passed. 

 

10. That the plan of subdivision shall be approved and signed by the Director of Planning, 

Property and Development within one (1) year from the date the by-law is passed, failing 

which the matter shall be deemed to be concluded and shall not be proceeded with unless 

an extension of time is applied for prior to the expiry of the one-year period and Council 

approves the extension. 

 

11. That in the event the necessary City of Winnipeg mylar approval signatures have not 

been secured within twelve (12) months after adoption of the by-law, the matter shall be 

deemed to be concluded and shall not be proceeded with unless an extension of time is 

applied for prior to the expiry of this twelve (12) month period and the extension is 

subsequently approved by Council. 

 

12. That the Director of Legal Services and City Solicitor be requested to do all things 

necessary for implementation in accordance with the terms of The City of Winnipeg 

Charter. 
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File: DASZ 8/2018 

 

Applicant: Ironclad Development (Gavin Williamson) 

 

Subject:  
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Premises Affected: 173 Notre Dame 

 

Exhibits Filed: 1. Application dated March 29, 2018 

2. Notification of Public Hearing dated April 17, 2018 

3. Manitoba Status of Titles 2942929/1, 2942931/1,  

4. Letter of authorization dated March 21, 2018 from Ryan 

Van Damme (Ironclad Developments Inc.) to Ironclad 

Developments Inc. 

5. Surveyor’s Building Location Certificate and sketch dated 

August 21, 2001 

6. Caveat 3879492 

7. Plans (21 pages) 

8. Plan of Survey 

9. Report from the Urban Planning Division dated May 24, 

2018 

10. Inspection Report 
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The Winnipeg Public Service to advise that all statutory requirements with respect to this 

application have been complied with. 

 

 

REPRESENTATIONS: 

 

In Support: 

 

 

In Opposition: 

 

 

For Information: 

 

 

For the City: 

 

 

Moved by Councillor 

That the report of the Winnipeg Public Service be taken as read. 

 

 

Moved by Councillor 

That the receipt of public representations be concluded. 

 

 

Moved by Councillor 

That the recommendation of the Winnipeg Public Service be concurred in 

/ not be concurred in and forwarded to the Executive Policy Committee via the Priority Rezoning 

Process / Standing Policy Committee on Property and Development, Heritage and Downtown 

Development. 

 

 

Moved by Councillor 

That the following supporting reasons be provided, namely: 

 

 

Moved by Councillor 

That the public hearing with respect to this application be concluded. 
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Exhibit “9” referred to in File DASZ 8/2018  

 

REVISED ADMINISTRATIVE REPORT 

 

Title: DASZ 8/2018 – 173 Notre Dame ST 
 
Issue: An application for consideration at the Public Hearing to consolidate three 

lots into one and rezone from RMF-M to RMF-L for the construction of a 
5-storey multi-family building. 

 
Critical Path: Riel Community Committee – Standing Policy Committee on Property and 

Development – Executive Policy Committee – Council as per the 
Development Procedures By-law and The City of Winnipeg Charter.  

 

AUTHORIZATION 

 

 

RECOMMENDATIONS 

 

1. That the plan of subdivision proposed under File DASZ 8/2018 be approved for preparation 

as a plan of subdivision by a Manitoba Land Surveyor in accordance with Schedule “A” for 

File DASZ 8/2018 dated May 24th, 2018 with such minor changes as may be required, and 

registration in the Winnipeg Land Titles Office subject to the following: 

A. That the Developer address the conditions outlined in Schedule ‘B’ the report of 
the Administrative Coordinating Group dated April 25, 2018.  

 

2. That The Winnipeg Zoning By-law No. 200/06 be amended by rezoning the subject land as 

shown on Schedule “A” for File DASZ 8/2018 dated May 24th, 2018, to a “RMF-L” 

Residential Multi-Family Large District subject to the following: 

A. That the applicant enter into, execute and deliver a Zoning Agreement with the 
City pursuant to Section 240 (1) of The City of Winnipeg Charter to include the 
following conditions: 

i. That, the maximum building height on the subject property be 60 feet. 

3. That, caveat 3879492/1 be discharged.  

4. That, in lieu of the dedication of land, the Developer shall provide a cash payment 
representing ten percent (10%) of the appraised value of the Development Application, 
as determined by the City. 

Author Department Head CFO CAO 

B. Smith N/A N/A  
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5. That, the Director of Planning, Property and Development be authorized to certify any 
documents in connection therewith. 

6. That in the event the matter is not proceeded with expeditiously and the by-law is not 
passed within two (2) years after adoption of the report by Council, the matter shall be 
deemed to be concluded and shall not be proceeded with unless an extension of time is 
applied for prior to the expiry of the two (2)-year period and Council approves the 
extension. 

 
7. That the Director of Legal Services and City Solicitor be requested to prepare the 

necessary by-law in accordance with the above. 
 
8. That the subdivision section of the by-law shall come into force and effect upon 

registration of the Plan of Subdivision in the Winnipeg Land Titles Office. 
 
9. That the zoning section of the by-law shall come into force and effect when the Plan of 

Subdivision is registered in the Winnipeg Land Titles Office and the Zoning Agreement is 
registered in the Winnipeg Land Titles Office by caveat against the subject lands, 
provided that the said effective date occurs within one year from the date the by-law is 
passed. 

 
10. That the plan of subdivision shall be approved and signed by the Director of Planning, 

Property and Development within one (1) year from the date the by-law is passed, failing 
which the matter shall be deemed to be concluded and shall not be proceeded with 
unless an extension of time is applied for prior to the expiry of the one-year period and 
Council approves the extension. 
 

11. That in the event the necessary City of Winnipeg mylar approval signatures have not 
been secured within twelve (12) months after adoption of the by-law, the matter shall be 
deemed to be concluded and shall not be proceeded with unless an extension of time is 
applied for prior to the expiry of this twelve (12) month period and the extension is 
subsequently approved by Council. 
 

12. That the Director of Legal Services and City Solicitor be requested to do all things 
necessary for implementation in accordance with the terms of The City of Winnipeg 
Charter. 

 

REASON FOR THE REPORT 

 

 The applicant is proposing to consolidate the lots and rezone from RMF-M to RMF-L to 
facilitate the construction of a 5 storey multi-family building.   

 Subdivisions and re-zonings require a Public Hearing as per the Development 
Procedures By-law and The City of Winnipeg Charter. 

 The Report is being submitted for the Committee’s consideration of the development 
application at the Public Hearing. 
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IMPLICATIONS OF THE RECOMMENDATIONS 

 

 If the recommendations of the Urban Planning Division are concurred in, the subject site 
will be consolidated and rezoned consistent with the map provided in Schedule “A” of 
this report.   

 

 

HISTORY 

 
DAZ 226/2008 

 On November 19, 2008, the subject property was rezoned from M1 (Manufacturing 
Light) to RMF-M (Residential Multi-Family Medium) to allow for the conversion of the 
existing building to a multi-family residential building. 

 

North St. Boniface Secondary Plan Amendment SPA 1/2017 

 On June 26, 2015, the Standing Policy Committee on Property and Development, 
Heritage and Downtown Development directed the Public Service to initiate a review of 
the North St. Boniface Secondary Plan to:  

A.  Update the Plan; 

B.  Align the Plan with the Complete Communities Direction Strategy; 

C. Ensure the Plan is consistent with and supports any amendments the Urban 
Planning Division will recommend be made to the Boulevard Provencher Planned 
Development Overlay 1; 

D. Consider possible amendments to the Lower Density Residential and Higher 
Density Residential policies contained in the IMPLEMENTATION section of the 
Plan; and 

E.  Consider amending the Plan’s Proposed Land Use Map to depict the Lower 
Density Residential and Higher Density Residential areas separately, instead of 
depicting them together as "Residential Policy Area" (which is currently the 
case).  
 

 Following extensive community consultations a number of changes were made to the 
Plan to provide better alignment with Complete Communities as well as clearer policy 
direction for the mapped land use designation areas.  

 On July 19, 2017, Council approved the amendments to the North St. Boniface 
Secondary Plan under file SPA 1/2017.  

 

CONSULTATION 

 

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

 
 
Department  Planning, Property and Development 
Division  Urban Planning  
Prepared by:  Elise Finnigan, MAP 
Date:    May 24, 2018 
File No.  DASZ 8/2018 
 
 
List of Schedules and Attachments 
 
1. Appendix A Planning Discussion  
2. Schedule A Recommended File No. DAZ 8/2018 Riel Community Committee, dated 

May 24th, 2018 
3. Schedule B Report of the Administrative Coordinating Group, dated April 25th, 2018 
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APPENDIX ‘A’ 
 

DATE:    May 24th, 2018 
 
FILE:    DASZ 8/2018 
RELATED FILES: DAV 17-153639/D 
COMMUNITY:   Riel Community 
NEIGHBOURHOOD #: 5.501 - North St. Boniface 
 
 
SUBJECT:  To rezone to RMF-L to facilitate the construction of a 5-storey 

multi-family building 
 
LOCATION: 173 Notre Dame ST (see map below)  
 

 
 
APPLICANT:  Gavin Williamson 

57158 Symington 20E RD Unit 101  
Springfield , Manitoba R2J 4L6  
 

OWNER: 57158 SYMINGTON RD 20E 101  
Springfield , Manitoba R2J 4L6  
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SITE DESCRIPTION 

 The subject property is located on the northwest corner of Rue Notre Dame and Rue St. 
Joseph in the North St. Boniface neighbourhood of the St Boniface ward. 

 The property is approximately 258 feet wide by 122 feet deep (31,587 square feet in lot 
area) and is zoned Residential Multi-Family Medium (RMF-M).  It is occupied by a vacant 
warehouse building.  

 The site is located within the High Density Residential Policy Area under the North St. 
Boniface Secondary Plan. 

 The subject property is within the Areas of Stability – Mature Communities Policy Area under 
the Complete Communities Direction Strategy.   

 

 
Figure 1: Aerial Photo of Subject Site and Surrounding Uses (flown 2016) 

 
SURROUNDING LAND USE AND ZONING (See Figure 2) 

North: Public lane; then a 12 unit multi-family building, single-family homes, and 
office/warehouse buildings all zoned R2 (Residential Two-Family);  

South: Rue Notre Dame; then park space (Parc Orange) zoned R2 (Residential Two-Family) 
and single-family homes zoned R1-M (Residential Single-Family Medium); 

East: Rue St. Joseph; then industrial uses (Parmalat Dairy) zoned M1 (Manufacturing Light); 

West: Duplexes and single-family homes zoned R2 (Residential Two-Family). 
 
 

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

DESCRIPTION OF THE PROPOSED DEVELOPMENT 

 The applicant is proposing to demolish the existing building on the land in order to construct 
a 5-storey multi-family residential building encompassing 78 residential units.  

 The building will be approximately 58 feet tall at its tallest point. 

 The development will include 6 studio units; 33 one-bedroom units; 33 two bedroom units; 
and 6 three-bedroom units.  

 A total of eighty-three (83) parking stalls will be provided.  The majority of the parking (i.e., 
62 parking stalls) will be located underground with 21 parking stalls at-grade located directly 
off the public lane.  The ramp to the underground parking will be accessed from the public 
lane.  

 A total of ninety (90) bicycle parking stalls will be provided.  

 The proposed development requires variances for yard setbacks, parking as well as 
insufficient landscaping (see associated variance application DAV 18-117240\D). 

NN  
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ANALYSIS AND ISSUES 

NORTH ST. BONIFACE SECONDARY PLAN (By-Law 30/2017) 

 The objectives of the North St. Boniface Secondary Plan are:  

1. To provide clarity, certainty, and consistency to area residents and builders on 
land use planning directions and outcomes. 

2. To support a range of housing options that accommodate a range of incomes, 
households, type, density, style and tenure for all life stages at strategic locations 
within the neighbourhood. 

3. To encourage site and building plans that promote good urban design and are 
pedestrian focused. 

4. To establish a process and a set of criteria to evaluate infill development 
proposals and to mitigate the potential for land use conflicts. 

5. To develop safe, convenient and functional community wide ‘complete street’ 
networks for public transit users, pedestrians and cyclists.  

6. To transition out industrial uses from residential areas. 

7. To enhance existing parks and open spaces with a focus on completing the 
planned public riverbank parkway and greenway networks. 

8. To recognize and celebrate the neighbourhood’s cultural assets. 

9. To encourage sustainable development which is designed to minimize the 
spatial use of land, conserve natural areas and reflects local heritage. 

 

 Under the North St. Boniface Secondary Plan, the subject property falls within the High 
Density Residential Policy Area. The objectives of this policy area are:  

1) To continue to provide a range of housing options with a focus on meeting 
multi‐family housing needs; 

2) To ensure the design of all buildings reinforces and contributes to a strong 
residential streetscape character and pedestrian environment; and 

3) To ensure the design of all buildings reinforces the relationship between the 
buildings and the street and contributes to the activity and vitality at the ground 
level facing the street. 

 

 The policies guiding development within the High Density Residential Policy Area 
include: 

3.3.2.1 Single‐family dwellings are permitted. 

3.3.2.2 Two‐family and multi‐family uses will be encouraged where there is a 
back lane. 

3.3.2.3 Where a property is not a corner lot or does not have access to a back 
lane, residential multi-family uses shall only be considered where the property is 
at least 9,000 square feet in area. 

3.3.2.4 New commercial uses will only be permitted along avenue Taché and rue 
St. Joseph when part of a residential‐commercial mixed use building. 
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3.3.2.5 New standalone commercial development is not permitted. Applications 
for rezoning, subdivision, conditional use, variance, consent to registration or 
filing of a conveyance associated with new standalone commercial development 
shall be refused as per the City of Winnipeg Charter. 

3.3.2.6. Parking areas shall not be established in the front yard of residential 
multi‐family or mixed‐use buildings. 

3.3.2.7. All development applications for residential multi‐family uses that seek to 
reduce the parking standards shall provide an analysis of how their project will 
minimize its impact of on‐street parking capacity within the immediate area. 

3.3.2.8 New industrial uses or the expansion of existing industrial uses shall not 
be permitted.  

3.3.2.9 With the exception of structured parking, new private motor vehicle 
related uses or the expansion of existing private motor vehicle related uses shall 
not be permitted.  

3.3.2.10 The minimum lot area per dwelling unit for a multi-family residential 
development within the High Density Residential Policy Area should not be less 
than 400 square feet. 

 

 This proposal meets all of the objectives and policies guiding development in the High 
Density Residential Policy Area.  

 
CITY OF WINNIPEG ZONING BY-LAW 200/2006 
 

 Currently, the lands are zoned “RMF-M” – Residential Multi-Family Medium. The RMF-M 
zone is intended to accommodate the development of multi-family dwellings with densities 
based on a minimum lot area per dwelling unit of 800 square feet. 

 The applicant is proposing to rezone the property to “RMF-L” – Residential Multi-Family 
Large in order to permit a lot area per dwelling unit of 404 square feet which is required for 
the proposed 5-storey, 78 unit multi-family residential development.  The dimensional 
standards for multi-family structures in the RMF-L zone are: a minimum front yard of 25 feet; 
a minimum rear yard of 25 feet; a minimum interior side yard of 8 feet (where the building is 
more than one storey in height the required interior side yard increases by 2 feet for each 
storey above the ground floor to a maximum of 20 feet), a minimum corner side yard of 20 
feet and, a maximum building height of 150 feet. The minimum lot area is 20,000 square 
feet and the minimum lot area per dwelling unit is 400 square feet.  

 

COMMUNITY CONSULTATION 
 

 The applicant held a public open house at the St. Boniface Library between 7:00pm and 
8:30pm on February 1st, 2018. Approximately 100 invitations were directly mailed-out to 
households within a three block radius of 173 Notre Dame Street.  The open house was 
attended by approximately 24 people.  A full public consultation summary was submitted 
as part of the application.   
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COMPATIBILITY WITH EXISTING NEIGHBOURHOOD AND SURROUNDING USES 
 

 The proposed 5-storey, 78 unit multi-family residential development fits well within the 
immediate context of the surrounding neighbourhood which is characterized by a mix of 
multi-family, single family, two family, industrial and commercial land uses.  The property 
is a large corner lot with frontage along the Rue St. Joseph collector street and lane 
access.   

CONSISTENCY WITH THE NORTH ST. BONIFACE SECONDARY PLAN 

 The proposed development is consistent with the objectives and policies directing 
development under High Density Residential Policy Area of the North St. Boniface 
Secondary Plan.  More specifically: 

o The proposal to construct a multi-family residential building with a lot area per 
dwelling unit of 404 square feet on a corner lot with lane access and frontage on 
Rue St. Joseph aligns completely with the objectives of the High Density Policy 
area as well as the overall vision of the secondary plan.  Introducing multi-family 
housing at this location contributes to the range of housing options available to 
residents.  It also helps to support the vision for a thriving boulevard Provencher 
introducing more people to patronize local businesses and services along the 
boulevard.  The additional density will also help introduce more people to utilize 
existing schools, libraries, as well as park space in the neighbourhood. 

o The proposed design is sensitive to the existing context of the area.  From the 
perspective of scale and built form, at its tallest point the building will measure 58 
feet, however, the building tiers down to approximately 30 feet on the west side 
(abutting the existing duplex) and 47 feet on the east side helping to mitigate any 
potential impact.  It is also important to note that on the west side of the site 
adjacent to the existing duplex, a 25.6 foot setback is proposed to help minimize 
the visual impact of the building mass.  The design of the building with varying 
articulations, parking underground, a combination of cladding materials and 
colours, as well as the inclusion of units at-grade helps to break-up the massing 
of the development and contributes to a more pedestrian-friendly streetscape.  

o The proposal helps the community by transitioning out unsightly 
industrial/commercial uses.  

o The proposed development also meets the secondary plan objectives of 
promoting sustainable development which is designed to minimize the spatial 
use of land. 

 

RECOMMENDED ZONING AGREEMENT 

Height 

 To limit the potential shadowing of the R2 zoned properties to the west by the proposed 
development and recognizing the maximum building height permitted in the RMF-L zone is 
150 feet, the Public Service is recommending that the maximum height of any building on 
the site be restricted to 60 feet.   

Plan Approval 
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 Normally the Division would recommend that plan approval be included in the zoning 
agreement. However, design review is required for all development in the North St. Boniface 
Secondary Plan area, therefore the Urban Planning Division does not need to include a plan 
approval with this application.   

LAND DEDICATION 

 When a developer rezones and/or subdivides a parcel of land, they are required to put in an 
application with the City of Winnipeg. 

 As a condition of rezoning or subdivision, a developer is required to contribute a portion of 
the land to be developed to the City for parks purposes. 

 The amount of land is not less than 10%. 

 The developer is to provide land or ‘cash in lieu’ as determined by the Planning, Property 
and Development Department. 

 The City is requesting cash in lieu for this application.  

 

RECOMMENDATION 
 

 The Urban Planning Division recommends approval for the following reasons: 

- The proposed development is consistent with the policies of the North St. 
Boniface Secondary Plan;  

- The proposed development is located in the High Density Residential Policy 
Area, where high density residential developments are encouraged; and 

- The proposed project incorporates all of the design elements envisaged for infill 
development in the High Density Residential Policy Area.  

 

This Report Submitted by: 
Planning, Property and Development Department 
Urban Planning Division 
 
Report Prepared By: Elise Finnigan 
PPD File # DASZ 8/2018 
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Schedule “A” for File No. DASZ 8/2018, Riel Committee, dated May 24, 2018 
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SCHEDULE B 
 
 

REPORT OF THE ADMINISTRATIVE CO-ORDINATING GROUP –  April 25, 2018 
 

RE:  PROPOSED SUBDIVISION OF LAND LOCATED AT 173 NOTRE DAME STREET – 
DASZ 8/2018 

 
A meeting of the Administrative Coordinating Group (ACG) was held on April 25, 2018 to review 
the servicing requirements for DASZ 8/2018. 
 
The following comments were provided by the Water and Waste Department:  
 

Our preliminary assessment indicates that there is not adequate fire flow for wood-
framed construction. 
 

1) The Developer shall either: 
 

a) Propose building construction upgrades to demonstrate compliance with fire 
flow requirements described at: 
http://winnipeg.ca/waterandwaste/dept/waterdemand.stm)  
at the building permit stage.  In order to achieve adequate required fire flow, 
measures such as splitting the building area with a firewall or upgrading to 
non-combustible construction are needed. 

 
b) Reduce the proposed density and adjust their proposed site plan to match 

existing service levels 
 

2) In addition, The City is planning a water main upgrade for North St. Boniface 
currently scheduled for completion in fall 2018. Since the proposed development 
will benefit from the planned water main upgrade, the applicant shall: 

pay, on demand by the City, their share of the water main installed by 
others as determined by the Director of Water and Waste. 
 

Completion of the North St. Boniface upgrades will not eliminate the requirement 
for building upgrades beyond what is required by the Building Code. 

 

 
THIS REPORT SUBMITTED BY: 
 
Administrative Co-ordinating Group 
File No. DASZ 8/2018 
May 25, 2018 
 
 
 
“Original Signed by G. Jasper”  “Original Signed by M. Gadja” 

G.V. Jasper P. Eng.,   M. Gadja, P. Eng. 
Land Development Branch  Water & Waste Department    

 

 

http://winnipeg.ca/waterandwaste/dept/waterdemand.stm
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Exhibit “7” referred to in File DASZ 8/2018 
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