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Agenda – Standing Policy Committee on Property and Development – June 11, 2025 

 

 

APPEAL HEARINGS 

 

Item No. 1 Appeal – Variance – 291 Bannatyne Avenue 

(Point Douglas Ward) 

File DAV 130698A/2025B  

 

Appeals were received against the decision of the Director of Planning, Property and 

Development to approve a Variance on “the land” as follows: 

 

To vary the "Character" Sector regulations of the Downtown Winnipeg Zoning By-Law No. 

100/2004 as follows: 

 

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

 

A. a building height of 106.1 feet (32.34 metres) instead of 100 feet (30.48 metres); 

 

B. one (1) person and service loading space instead of two (2) spaces; and 

 

C.  one (1) delivery loading space instead of two (2) spaces. 

 

2. for the establishment of an accessory parking off street above/below grade to permit a 

parking stalls width of 8 feet (2.43 metres) instead of 10 feet (3.04 metres) when the long 

dimension is immediately adjacent to a wall or column. 

 

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. 

 

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

Design Review. 
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Agenda – Standing Policy Committee on Property and Development – June 11, 2025 

 

 

File: DAV 130698A/2025B 

 

Appellants: Susan Algie 

Melanie Dickin 

Marcella Eaton 

David Hallatt  

Jessica Hartley and Kyle Millar 

Ami Kotler 

Lucille Meisner 

Laurie Nealin 

Chelsea Peters 

Alan Tate 

Jim Van Dusen 

Lora Van Loewen 

Deborah Zanke and Stephen Porter 

 

Applicant: Ryan Ridge (Ridgix Building Solutions) 

 

Premises Affected: 291 Bannatyne Avenue 

 

Legal Description: LOT 9 PLAN 33009 6/7 ST J, hereinafter called “the land” 

 

Property Zoned: “C” (Commercial) 

 

Nature of the Application: To vary the “Character” Sector regulations of the Downtown 

Winnipeg Zoning By-law No. 100/2004 as follows: 

 

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

the following: 

 

A. a building height of 106.1 feet (32.34 metres) 

instead of 100 feet (30.48 metres); 

 

B. one (1) person and service loading space instead of 

two (2) spaces; and 

 

C.  one (1) delivery loading space instead of two (2) 

spaces. 

 

2. for the establishment of an accessory parking off street 

above/below grade to permit a parking stalls width of 8 feet 

(2.43 metres) instead of 10 feet (3.04 metres) when the long 

dimension is immediately adjacent to a wall or column. 
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Agenda – Standing Policy Committee on Property and Development – June 11, 2025 

 

 

Exhibits Filed: 1. Order DAV 130698/2025B dated April 24, 2025 

2. Notice of Appeal filed by Alan Tate, received April 15, 

2025 

3. Notice of Appeal filed by Marcella Eaton dated April 20, 

2025 

4. Notice of Appeal filed by Susan Algie dated April 21, 2025 

5. Notice of Appeal filed by Jessica Hartley and Kyle Millar 

date April 22, 2025 

6. Notice of Appeal filed by Lucille Meisner dated April 22, 

2025 

7. Notice of Appeal filed by Laurie Nealin dated April 22, 

2025 

8. Notice of Appeal filed by Deborah Zanke and Stephen 

Porter dated April 23, 2025 

9. Notice of Appeal filed by Chelsea Peters dated April 23, 

2025 

10. Notice of Appeal filed by David Hallatt dated April 23, 

2025 

11. Notice of Appeal filed by Jim Van Dusen dated April 23, 

2025 

12. Notice of Appeal filed by Melanie Dickin dated April 25, 

2025 

13. Notice of Appeal filed by Ami Kotler dated April 25, 2025 

14. Notice of Appeal filed by Lora Van Loewen dated April 

25, 2025 

15. Notifications of Public Hearing dated May 23, 2025 

16. Manitoba Status of Title 2201753/1 

17. Letter of Authorization dated February 14, 2025 from 

Fratelli Enterprises Ltd. (Sabino Tummillo) to Ridgix 

Building Solutions (Ryan Ridge) 

18. Confirmation from the Zoning and Permits Administrator 

that the subject property may be posted in substitution for 

newspaper advertising 

19. Surveyor’s Building Location Certificate and sketch dated 

March 4, 2025 

20. Historic Property Notice dated February 1, 2012 

21. Plans, Sheets 1 to 11 inclusive, for File DAV 

130698/2025B dated March 26, 2025 

22 Communication dated April 30, 2025 from Alex Boersma 

in opposition to the appeal 

23. Communication dated April 23, 2025 from Alan Tate in 

support of the appeal 
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Agenda – Standing Policy Committee on Property and Development – June 11, 2025 

 

 

Exhibits Filed: 

(continued) 24. Communication dated May 23, 2025 from Jon Kindrachuk 

in support of the appeal 

25. Communication dated May 23, 2025 from Michael Blais in 

support of the appeal 

26. Communication dated April 25, 2025 from Jim Van Dusen 

in support of the appeal 

27. Report from the Urban Planning Division dated May 27, 

2025 

28. Inspection Report 

 

 

The Winnipeg Public Service to advise that all statutory requirements with respect to these 

appeals have been complied with. 
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Agenda – Standing Policy Committee on Property and Development – June 11, 2025 

 

 

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 in accordance with Subsection 247(3) of The City of Winnipeg 

Charter, the Variance, 

 

(a)   is consistent    is not consistent  

 with Plan Winnipeg, and any applicable secondary plan; 

 

(b)   does not create  does 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   is not  

 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   is not  

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

 

Supporting Reasons: 

 

 

Moved by Councillor 

That the appeals be allowed / allowed in part / denied and Order DAV 

130698/2025B be confirmed / cancelled. 

 

 

Moved by Councillor 

That the decision of the Director of Planning, Property and Development 

be / not be concurred in. 

 

 

Moved by Councillor 

That the public hearing with respect to these appeals be concluded. 
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Exhibit “27” referred to in File DAV 130698A/2025B 

ADMINISTRATIVE REPORT 

 

Title:  Appeal - DAV 25-130698/B, 291 Bannatyne Avenue 
 
Critical Path: Standing Policy Committee on Property and Development, Heritage and 

Downtown Development 
 

AUTHORIZATION 

 

 

EXECUTIVE SUMMARY 

The proposed development is located at 291 Bannatyne Avenue in Winnipeg’s historic 
Exchange District. The proposed development involves a nine storey addition on top of each of 
the existing heritage buildings located at 109 Princess Street to add 114 dwelling units. The 
development also includes the rehabilitation of the heritage buildings at 109 Princess Street as 
well as King Street frontage to redevelop the properties for ground floor commercial uses. The 
proposal requires variances for reducing the loading and parking stall width requirements as 
well as for an increase in the building height maximum for the Character Sector of the 
Downtown Winnipeg Zoning By-Law. 

The Department is recommending that the decision be upheld and that the development 
proceed as proposed. The proposed variances will enable the applicant to rehabilitate multiple 
commercial storefronts on Princess Street while creating a new commercial storefront on King 
Street by restoring the heritage building and further activating the street frontage. The property 
fronting on King Street is also repurposing an at-grade street fronting parking garage which is a 
discouraged use under CentrePlan 2050 an is a non-conforming use in the Downtown Winnipeg 
Zoning Bylaw. The development will also bring additional residents to the Exchange District 
which will assist in efforts to create a critical mass of population to support commercial activity in 
the area. 

RECOMMENDATION 

The Winnipeg Public Service recommends that the appeal be denied and the decision of the 
Director of Planning, Property and Development Department, dated April 24, 2025, be upheld. 

REASON FOR THE REPORT 

The applicant is proposing to build a nine storey addition on top of the existing heritage 
buildings located at 109 Princess Street Avenue to add 114 dwelling units. The development 
also includes the rehabilitation of the heritage buildings at 109 Princess Street as well as King 

Author Department Head CFO CAO 

K. Kowalke    
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Street frontage to redevelop the properties for ground floor commercial uses.  The proposal 
requires variances for reducing the rear yard setback, building height and parking stall length 
and width requirements of the Downtown Winnipeg Zoning By-Law. 

The application was approved by the Director of Planning, Property and Development but was 
appealed by nearby residents. 

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

The Standing Policy Committee on Property and Development is the delegated hearing body for 
appeals of the Public Service’s decisions on variance and conditional use applications in 
Downtown Winnipeg. 

IMPLICATIONS OF THE RECOMMENDATION 

If the recommendation of the Public Service IS concurred in, then the development can proceed 
as proposed.  

DISCUSSION 

The subject property, 291 Bannatyne Avenue (also referred to as 109 Princess Street), includes 
two heritage buildings, Maw’s Garage and the Sanford Building, listed as Historical Resources 
by the City of Winnipeg. Any building listed as a Historical Resource requires a Heritage Permit 
for any alterations, including additions. As per Section 33 of the Historical Resources By-law, 
where the designated employee issues a heritage permit against the advice of the Historical 
Buildings and Resources Committee, notice of the decision must be posted on the City’s 
website, and upon payment of a fee, any resident of Winnipeg may appeal the decision within a 
specified time period. An appeal of the decision was received. Heritage considerations are 
covered in a separate accompanying report. 

Any application downtown also involves an urban design review as part of the development 
permit. The intent of the urban design review is to evaluate the proposal in terms of the 
Downtown Urban Design Guidelines. This process is separate from this variance application. 

Nature of Application 

The Director of Planning, Property and Development approved an application to vary the 
"Character Sector" regulations of Winnipeg Downtown Zoning By-Law No. 100/2004 as follows: 

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

a. a building height of 106.1 feet (32.34 metres) instead of 100 feet (30.48 metres); 

b. one (1) person and service loading space instead of two (2) spaces; and  

c. one (1) delivery loading space instead of two (2) spaces. 

2) For the establishment of an accessory parking off street above/below grade to permit a 

parking stalls width of 8 feet (2.43 metres) instead of 10 feet (3.04 metres) when the long 

dimension is immediately adjacent to a wall or column. 
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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 located at the corner of Princess Street and Bannatyne Avenue and also 
connects to King Street. It is within the Exchange District National Historic Site (EDNHS) and 
part of the Point Douglas Ward. The property is located within the Character Sector of the 
Downtown Winnipeg Zoning By-law 100/2004. Surrounding properties include: 

• A five-storey residential building (approximately 67 feet) across Princess Street to the 

west. 

• A six-storey mixed-use building (approximately 83 feet) to the east. 

• A four-storey mixed use building (approximately 58 feet) across Bannatyne Avenue to the 

south.  

• A mixed-use four-storey building (approximately 52 feet) to the north. 

• King Street frontage is a one storey building abutting the same six-storey building (83 

feet) as mentioned above, positioned to the south of the King frontage and a two storey 

building to the north. 

Appellant Concerns 

Nearby property owners have appealed the variances raising a number of concerns. This 
includes the existing parking challenges in the area. The negative impact that the development 
will have on the existing poor condition of nearby streets. The structural impact of the 
development on nearby heritage buildings. The damage the development will have on the 
character of the area. As well as the overall height of the new building which is seen as too tall 
for the area. 

The Downtown Zoning Bylaw does not have a minimum parking requirement meaning no 
parking is required on site. For this development, the developer has decided to include parking 
which will provide options for tenants to park on site.  

The maximum height permitted in the Character Sector is 100 feet and the applicant is 
requesting a height variance of 106 feet. It is important to note that the approval of the variance 
is based on the review of the incremental impacts of the additional six feet, not whether a 
building of 100 feet should be located here. Any perceived damage to the character of the area 
is subjective and not appropriate as part of the evaluation of the requested variances. esthetic 
considerations, as mentioned above, are reviewed through the Urban Design Review and 
Heritage Permit process.  
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In terms of structural impact, all building permit applications include a structural review and have 
requirements for vibration monitoring. This is not discussed at the variance application phase 
and is a private matter between the applicant and building owners, not the general public. 

 

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. 

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.  

Centre Plan 2050 

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

The Exchange District 
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1.1.17 Conserve the Heritage Resources and heritage values of the Exchange District National 

Historic Site by protecting its character-defining elements which include buildings, elements of 

buildings, land, and elements of land from demolition and alterations and by ensuring that new 

infill development fits within its historic context. 

1.1.18 Apply the Exchange District National Historic Site Commemorative Integrity Statement 

(updated from time to time), the Urban Design Standards, and the Standards & Guidelines for 

Historic Places in Canada documents as tools to better understand the historic context, to guide 

alterations and new development, and to maintain the heritage values of the Exchange District 

National Historic Site 

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 Development of the site includes maintaining facades of listed historical resources 

while repurposing the building and restoring some internal details such as the rafters. 

o Ensuring housing options are integrated into the development will positively 

contribute to the surrounding neighbourhood by providing additional housing options; 

o 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 The housing is compatible with the surrounding context, which includes a mixture of 

housing types with higher residential densities. 

Variance Analysis 

Height 

Bulk regulations cite a maximum of 100 feet and the proposal is requesting 106.1 feet for the 
portion of the building at the corner of Bannatyne Avenue and Princess Street. The intent of the 
regulation is to ensure buildings fit into the general character of the surrounding context. The 
main floor height of the existing heritage building is approximately 17 feet, which is generally 
taller than typical commercial main floor height. The existing main floor height is however 
consistent and compatible with heritage buildings in the surrounding Exchange District National 
Historic Site. Generally speaking, the proposed height variance will allow for the same number 
of floors typical of a 100-foot height limit to be achieved. Furthermore, the additional height is 
relatively minor in consideration of the overall permissible height of the Downtown Winnipeg 
Zoning Bylaw. This means the marginal impact in shadow and sun would be minor and not 
create an adverse effect on the adjoining property and adjacent area.  

Loading 

The intent of the regulation is to have loading activities take place on-site to minimize impacts 
on the public right-of-way such as illegal stopping, loss of public street parking, and loading 
activities spilling into the sidewalk. 

The proposed development is working in a confined area with difficult access in addition to a 
lack of space for internal parking and loading areas. As such, the request to reduce the loading 
requirements by one of each type, deliver and person and service, is minor given the site 
constraints. 
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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 
parkade 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 owner/manager.  

Please note that this variance affects three parking locations within the parking area. Each of 

the three parking locations is however part of a Klaus parking system that stacks parking stalls 

for a total of three parking stalls each. This means that nine parking stalls would be affected out 

of the 42 stalls provided. 

CONSULTATION 

N/A 

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.  

Applicable Policies for Downtown 

6.6 Intensification Target 
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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 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 it was determined that the PRS is not applicable to this specific 
report. 

SUBMITTED BY 

Department: Planning, Property and Development 
Division: Urban Planning and Design 
Prepared by: Dan Iskierski, RPP, MCIP 
Date:  May 27, 2025 
File No: DAV 25-130698/B 
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Exhibit “21” referred to in File DAV 130698A/2025B
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Exhibit “2” referred to in File DAV 130698A/2025B 
 
From: Alan Tate  
Sent: April 23, 2025 2:57 PM 
To: CLK-Appeals <clk-appeals@winnipeg.ca> 
Subject: APPEAL AGAINST VARIANCE 25-130698/B WITH RESPECT TO DEVELOPMENT AT 291 
BANNATYNE AVENUE  

 

** EXTERNAL EMAIL - USE CAUTION ** 

 

City Clerk, City of Winnipeg 
c/o Standing Policy Committee on Property and Development 
Susan A. Thompson Building, 510 Main Street 
WINNIPEG  R3B 1B9 
 
23 April 2025 
 
 
Dear Sir / Madam: 
 
APPEAL AGAINST VARIANCE 25-130698/B WITH RESPECT TO DEVELOPMENT AT 291 BANNATYNE 
AVENUE  
 
I write to appeal against this decision in my capacity as president of the board of Winnipeg 
Condominium Corporation #434 and as a resident at 121 Princess Street since April 2012. 
 
My objections are based on three principal areas of concern: 

1. Physical impact of proposed development on neighbouring heritage structures, 
particularly 121 Princess Street 

2. Visual impact of proposed development on Exchange District National Historic Site 
(EDNHS) 

3. Responsibility of the developer with respect to neighbouring residents and businesses. 
 
Physical impact of proposed development on neighbouring heritage structures  
You have already received a letter of appeal from the board of Condominium Corporation #434 
(copy attached) expressing our concerns about potential structural impacts on 121 Princess 
Street of the proposed development.  These include the impacts from excavation, from piling, 
and from additional snow-loading on 121 Princess Street as a direct consequence of building to 
106.1 feet directly south of this building. 
 
We have sought the advice of two professional engineers with experience of comparable soil 
conditions and building foundations in the neighbourhood and will forward this with a 
subsequent appeal against the decision of the Director of Planning to not accept the 

mailto:clk-appeals@winnipeg.ca


25 

recommendation of the City’s Historic Building Resources Committee (HRBC) with respect to this 
development. 

I have already expressed my concerns to the developer, Mr Ryan Ridge, with respect to his 
liability to protect, monitor and make full compensation for all consequent damage to our 
building and to the businesses located in it, and he has responded as follows: 
As per your concerns regarding the potential disruption to the community during the course of 
construction and/or any damages during so, please be assured that we will take every measure 
possible to ensure that will be kept to a near minimum, plus we will be doing a comprehensive log 
of all the surroundings properties both before and afterwards to ensure all integrities were 
maintained and undisturbed. Furthermore, we will be doing micro-piles and not driven piles, 
which Sasa can definitely speak to being the least invasive piling system on the market with next 
to no vibration, being that they are placed and grouted into the bedrock below the soils 
approximately 60’ below grade. (2025-04-17) 
 
It is to be hoped that the City, in condoning this development, recognizes its own contribution to 
the possible damaging effects on the fabric of neighbouring buildings. 
 
Also, the proposals show vehicular egress from Maws Garage directly into the backyard between 
121 Princess Street (and its City-required handicapped access ramp and garbage / recycling bins) 
and the King’s Head (and its ramp and garbage skips). This will undoubtedly cause inconvenience 
and danger to residents and to staff of the Kings Head, Subway and Clementine. 
 
Impact of proposed development on Exchange District National Historic Site (EDNHS) 
Although the drawings forwarded by the area planner do not convey the materials on the 
elevations of the proposed structure, they do clearly demonstrate from their sheer size and 
fenestration that they are out of scale (i.e far too large) and out of character (i.e. an 
inappropriate intrusion) in this location. 
 
The adjacent heritage buildings (Kings Head / Travellers Building / 100, 103 + 121 Princess Street 
/ Fairchild Building) are no more than six storeys high and even the 100-foot zoning allowance 
would create too much building mass in this location. And 106.1 feet would simply be even 
worse.  Equally, the facades—apparently two facades on one building—shown in the developer’s 
drawings fail to reflect or respect the rich, century-old character of the surrounding buildings. 
The proposed fenestration does not respond appropriately to the characteristic articulation of 
the adjacent elevations. 
 
When this development was mooted in early 2022 board representatives from the Travellers 
Building and from 121 Princess Street met online with Councillor Santos to express our concerns 
about its proposed size and character.  Points made at that meeting remain largely the same—
that we did not object to development of the site for residential purposes but believe that, to be 
in scale and in character with the location, new buildings should not rise above the level of 
surrounding building parapets.  We also referred to our concerns about potential damage to the 
foundations of adjacent buildings, and to the potential impact of snow loading on them.  And we 
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mentioned that we had not been approached at that time by the developer, Mr Ridge, about his 
proposals.  Equally, his approach to us this year only came after the City’s notifications had been 
posted on the buildings. 
 
Furthermore, given the significant number of vacant ground-floor commercial units in the 
neighbourhood, creating more such units would do little for the character and vibrancy of the 
surrounding streets.  And while I support greater densification of development in Winnipeg 
generally, I do not support it where it means sacrificing quality for quantity, particularly in what 
is already the most densely developed and most historically valuable part of the city.  
 
Impact of Proposed Development on Neighbouring Residents 
In closing, I wish to make it clear that I am not against development per se above Maws Garage 
or the Sanford Building if it does not threaten the physical integrity of adjacent buildings and if it 
does not diminish the character of the National Historic Site.  But I am firmly against bit-by-bit 
variances and other decisions that do not respect historic resources, the distinctive character of 
the neighbourhood and the interests of long-standing residents and businesses. 
 
I trust that you will give all due consideration to my concerns and to the concerns of our 
neighbours. 
 
Yours faithfully, 
 
Alan Tate PhD PPLI FCSLA 

Professor of Landscape Architecture, University of Manitoba 
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April 15, 2025 

 

 

 

Appeals Committee 

City Clerk's Office 

Council Building 

510 Main Street 

Winnipeg, MB  R3B 1B9 

 

Subject: Formal Appeal of Development Application Variance 25-130698B - Potential 

Impact on Adjacent Properties 

Dear Members of the Appeals Committee, 

This letter serves as a formal appeal by Winnipeg Condominium Corporation No. 434 regarding 

the City of Winnipeg's approval of Development Application DAV 25-130698B, concerning a 

proposed commercial and residential development comprising ten storeys and 114 apartments, 

as detailed in the Public Notice posted at 291 Bannatyne Avenue. 

As owners of contiguous heritage property, we possess significant concerns regarding the 

potential adverse impacts of this proposed development on the structural integrity and long-term 

preservation of our historically significant buildings. We have identified several critical areas of 

concern that warrant a thorough and considered review by the Appeals Committee: 

1. Vibratory Impact of Pile Driving: The proposed construction methodology is anticipated 

to involve the installation of pre-cast piles through a driving process. This technique is 

known to generate substantial vibrations that present a considerable risk to the structural 

stability of our heritage building, at 121/123 Princess Street, (according to the City of 

Winnipeg’s historical report on this building) which features a rubble stone foundation. 

Notably, stone foundations exhibit heightened vulnerability to loosening under vibratory 

forces. We respectfully urge the Committee to carefully assess the potential for structural 

damage arising from these vibrations and to explore the feasibility of alternative foundation 

methodologies, such as excavated caissons, which would mitigate such impacts. 

 

2. Risks Associated with Excavation Procedures: We harbour deep reservations 

regarding the potential impact of excavation activities on the stability of our existing 

foundation. Our property, exceeding a century in age, is situated on soil that has achieved 

a long-standing equilibrium. Disturbing this established equilibrium through excavation, 

particularly given the unknown subsurface conditions and the state of our foundation, 
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introduces a significant risk of soil subsidence and consequential foundation failure. The 

unfortunate precedent of the heritage building demolition on Pacific Avenue at Princess 

Street, attributed to improper excavation practices, underscores the gravity of this potential 

hazard. 

 

3. Cumulative Impact of Construction Sequencing: The anticipated construction 

sequence, involving excavation followed by pile installation, further compounds the 

aforementioned risks. Exposing our foundations through excavation and subsequently 

subjecting them to vibratory forces from pile driving substantially elevates the potential for 

structural compromise. 

 

4. Increased Snow Load Due to Snow Shadow Effect: For our property situated on 

Princess Avenue, the proposed height of the new development raises serious concerns 

regarding the potential for increased snow accumulation due to the creation of a snow 

shadow. Our existing roof structure and foundations are likely operating near their 

maximum design capacity, particularly considering existing structural additions. The 

additional weight imposed by accumulated snow could exceed the structural capacity of 

our building, potentially leading to damage or even structural failure. We respectfully 

request a comprehensive assessment of this potential snow load impact. 

 

We firmly believe that these critical concerns, particularly the potential for structural damage to 

our irreplaceable property resulting from vibrations, excavation, and increased snow loads, have 

not been adequately addressed within the initial approval process. The inherent vulnerability of 

our century-old building necessitates a more prudent and exhaustive evaluation of the proposed 

development's potential ramifications. 

Unless the developer provides demonstrable and verifiable assurances for the protection of our 

property, including comprehensive insurance coverage that explicitly guarantees the full cost of 

rebuilding our structures should they suffer compromised structural integrity or any damage as a 

direct consequence of this development, we must maintain our strong objections. This insurance 

policy must be in effect prior to the commencement of any construction activities and remain valid 

throughout the construction period and for a sufficient duration thereafter to ensure the long-term 

stability of our property. 

We respectfully request that the Appeals Committee give due consideration to these critical points 

and the potential long-term consequences for our valuable heritage assets. We seek a thorough 

review of the development application with specific attention directed towards the implementation 

of robust mitigation measures that will effectively safeguard the structural integrity of our adjacent 

property and the provision of the aforementioned comprehensive insurance coverage. We are 
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prepared to furnish further detailed information and to engage with qualified engineering experts 

to provide technical support for our appeal. 

Thank you for your time, attention, and diligent consideration of this significant matter. We 

anticipate your response and the opportunity to discuss these concerns further at your 

convenience. 

 

Please note that we will also be submitting an appeal in accordance with Section 33 of City of 

Winnipeg By-law 55 / 2014 in light of the decision of the Director of Planning, Property and 

Development to not follow the advice of its Historic Buildings and Resources Committee to not 

permit this development. 

 

Sincerely, 

Winnipeg Condominium Corporation No. 434 
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Exhibit “3” referred to in File DAV 130698A/2025B 
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Exhibit “4” referred to in File DAV 130698A/2025B
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Exhibit “5” referred to in File DAV 130698A/2025B
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Exhibit “6” referred to in File DAV 130698A/2025B 
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Exhibit “7” referred to in File DAV 130698A/2025B 
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Exhibit “8” referred to in File DAV 130698A/2025B
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Exhibit “9” referred to in File DAV 130698A/2025B
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Exhibit “10” referred to in File DAV 130698A/2025B 
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Exhibit “11” referred to in File DAV 130698A/2025B 
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Exhibit “12” referred to in File DAV 130698A/2025B
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Exhibit “13” referred to in File DAV 130698A/2025B
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Exhibit “14” referred to in File DAV 130698A/2025B 
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Exhibit “1” referred to in File DAV 130698A/2025B
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