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Agenda – Council – September 22, 2022 

 

 

Report – Executive Policy Committee – September 14, 2022 

 

Item No. 26 Rezoning – 1081 Autumnwood Drive and 955 Cottonwood Road 

(St. Boniface Ward) 

File DAZ 208/2022  

 

EXECUTIVE POLICY COMMITTEE RECOMMENDATION: 

 

On September 14, 2022, the Executive Policy Committee concurred in the recommendation of 

the Riel Community Committee and submitted the following to Council: 

 

1. That the Winnipeg Zoning By-law No. 200/2006 be amended by rezoning the subject 

land to an “C2” Commercial Community District as shown on the map dated August 8, 

2022 and included within Schedule “A” and the Proposed By-law attached as Appendix 

“B”. 

 

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

amount equal to ten percent (10%) of the appraised value of the Development 

Application, as determined by the City’s Director of Planning, Property and 

Development. 

 

3. That upon instruction from the Director of Planning, Property and Development, the 

Director of Legal Services/City Solicitor prepare a By-law in accordance with this report 

and bring same directly to Council for first reading at next available Council meeting.  

 

4. That upon instruction from the Director of Planning, Property and Development, the 

Director of Legal Services/City Solicitor be directed to return the By-law to Council to be 

given second and third reading to the By-law if the Developer pays the amount required 

under Recommendation 2 and all associated ancillary fees (the “Fees”) to the City within 

2 years after the By-law has been given first reading. 

 

5. That the matter will be deemed to be concluded and all approvals in connection with this 

matter will expire if the Fees are not paid within 2 years after the By-law has been given 

first reading unless the Developer applies for an extension of time before the expiration 

of the 2-year period and Council approves the extension. 

 

6. That the Proper Officers of the City be authorized to do all things necessary to implement 

the intent of the foregoing 
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Agenda – Council – September 22, 2022 

 

 

Report – Executive Policy Committee – September 14, 2022 

 

DECISION MAKING HISTORY: 

 

EXECUTIVE POLICY COMMITTEE RECOMMENDATION: 

 

On September 14, 2022, the Executive Policy Committee concurred in the recommendation of 

the Riel Community Committee and submitted the matter to Council. 

 

 

COMMUNITY COMMITTEE RECOMMENDATION: 

 

On August 30, 2022, the Riel Community Committee concurred in the recommendation of the 

Winnipeg Public Service and, via the Priority Rezoning Process, submitted its recommendation 

to the Executive Policy Committee. 
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PUBLIC HEARING SUMMARY 

 

File: DAZ 208/2022 

 

Before: Riel Community Committee 

Councillor Chambers, Chairperson 

Councillor Mayes 

 

Public Hearing: August 30, 2022 

Council Building, 510 Main Street  

 

Applicant: Cibinel Architecture Ltd. (Steff Beernaerts) 

 

Subject:  
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Premises Affected: 1081 Autumnwood Drive and 955 Cottonwood Road 

 

For submission to: Executive Policy Committee 

 

Prepared by: Rebecca Ford, Committee Clerk 

Riel Community Committee 

 

Report date: August 31, 2022 

 

Community Committee Recommendation: 

 

On August 30, 2022, the Riel Community Committee concurred in the recommendation of the 

Winnipeg Public Service and via the Priority Rezoning Process, recommended to the Executive 

Policy Committee: 

 

1. That the Winnipeg Zoning By-law No. 200/2006 be amended by rezoning the subject 

land to an “C2” Commercial Community District as shown on the map dated August 8, 

2022 and included within Schedule “A” and the Proposed By-law attached as Appendix 

“B”. 

 

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

amount equal to ten percent (10%) of the appraised value of the Development 

Application, as determined by the City’s Director of Planning, Property and 

Development. 

 

3. That upon instruction from the Director of Planning, Property and Development, the 

Director of Legal Services/City Solicitor prepare a By-law in accordance with this report 

and bring same directly to Council for first reading at next available Council meeting.  

 

4. That upon instruction from the Director of Planning, Property and Development, the 

Director of Legal Services/City Solicitor be directed to return the By-law to Council to be 

given second and third reading to the By-law if the Developer pays the amount required 

under Recommendation 2 and all associated ancillary fees (the “Fees”) to the City within 

2 years after the By-law has been given first reading. 

 

5. That the matter will be deemed to be concluded and all approvals in connection with this 

matter will expire if the Fees are not paid within 2 years after the By-law has been given 

first reading unless the Developer applies for an extension of time before the expiration 

of the 2-year period and Council approves the extension. 

 

6. That the Proper Officers of the City be authorized to do all things necessary to implement 

the intent of the foregoing 
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The Riel Community Committee provided the following supporting reasons for its 

recommendation: 

 

1. I feel we have been debating this consolidation of fire stations for years. We got the 

budget. Good to see we got a good design that even incorporates the geo-thermal aspects 

for environmental consideration. I think that’s actually a pretty important precedence for 

the city. I’m very pleased to see that as I’m sure Councillor Allard will be.  

 

2. Windsor Park is a planned community. There were two stations. Modern firefighting the 

recommendation was to move to this one larger station. The library building is surplus 

because Vandal got a very beautiful, new library branch building for Windsor Park over 

by Bonivital pool. The time has come to do something with this land. I think its been 

sitting there for some years unused. This is a very good use of existing city resources. 

 

3. Windsor Park is like, 62 or 63 years old now, some of this is renewal. Pleased to see the 

City investing in the Windsor Park area   

 

 

Objections under  Total number of valid objections as per section 125(2) – 0 

the Charter:  

 In accordance with section 236.1(1), the threshold for sufficient 

objection has not been met. 

 

Exhibits Filed: 1. Application dated April 27, 2022 

2. Notification of Public Hearing dated June 29, 2022 

3. Manitoba Status of Title 2435222/1 

4. Letter of authorization dated January 11, 2022 from Greg 

Kucel to Cibinel Architecture (Steff Beernaerts) 

5. Review of Winnipeg Zoning By-law No. 200/2006 – 

Consolidated update December 16, 2021 

6. Technical Memorandum: Traffic Review dated March 16, 

2022 

7. Plans (34 pages) 

8. Report from the Urban Planning Division dated August 8, 

2022 

9. Inspection Report 

10. Communication dated August 25, 2022 from Ben 

McGillivary in support of the application 

11. Photos from George Cibinel, Cibinel Architecture Ltd., in 

support of the application 

12. Recording of representations 
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REPRESENTATIONS: 

 

In Support: 

 

George Cibinel 

Steff Beernaerts 

Ben McGillivary 

 

 

In Opposition: 

 

Nil 

 

 

For Information: 

 

Nil 

 

 

For the City: 

 

E. Finnigan, Planner, Planning, Property and Development Department 

D. Trenchard, Land Development Engineer, Planning, Property and Development Department 

B. Piniuta, Manager of the Project Delivery Office, Assets and Project Management Office  

T. Wallace, Deputy Chief of Support Services, Fire and Paramedic Service 
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Exhibit “8” referred to in File DAZ 208/2022 

 

ADMINISTRATIVE REPORT 

 

Title:   DAZ 208/2022 – Autumnwood - Cottonwood 
 
Issue: An application for consideration at the public hearing to rezone the 

subject property from ‘PR1’ Parks and Recreation 1 (Neighbourhood) to 
‘C2’ Commercial Community to allow a new Protection and Emergency 
Services building. 

 
Critical Path: Riel Community Committee  Standing Policy Committee on Property 

and Development  Executive Policy Committee  Council 
 

AUTHORIZATION 

 

 
 

RECOMMENDATIONS 

 
1. That The Winnipeg Zoning By-law No. 200/2006 be amended by rezoning the subject land 

to an “C2” Commercial Community District as shown on the map dated August 8th, 2022 and 
included within Schedule “A” and the Proposed By-law attached as Appendix “B”. 

2. That, in lieu of the dedication of land, the developer shall provide a cash payment in an 
amount equal to ten percent (10%) of the appraised value of the Development Application, 
as determined by the City’s Director of Planning, Property and Development. 

3. That, upon instruction from the Director of Planning, Property and Development, the Director 
of Legal Services/City Solicitor prepare a By-law in accordance with this report and bring 
same directly to Council for first reading at next available Council meeting.  

4. That, upon instruction from the Director of Planning, Property and Development, the Director 
of Legal Services/City Solicitor be directed to return the By-law to Council to be given 
second and third reading to the By-law if the developer pays the amount required under 
Recommendation 2 and all associated ancillary fees (the “Fees”) to the City within 2 years 
after the By-law has been given first reading. 

5. That the matter will be deemed to be concluded and all approvals in connection with this 
matter will expire if the Fees are not paid within 2 years after the By-law has been given first 
reading unless the developer applies for an extension of time before the expiration of the 2 
year period and Council approves the extension. 

Author Department Head CFO CAO 

E. Finnigan n/a n/a  



8 

6. That the proper officers of the City be authorized to do all things necessary to implement the 
intent of the foregoing 

 

REASON FOR THE REPORT 

 
• The applicant is proposing to rezone the site from ‘PR1’ Parks and Recreation 1 

(Neighbourhood) to ‘C2’ Commercial Community to allow for the construction of a new City 
of Winnipeg Fire and Paramedic Services Station building (or “Station 9”). 

• Rezoning applications 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. 

 

IMPLICATIONS OF THE RECOMMENDATIONS 

 
If the recommendations of the Urban Planning Division are concurred in, the subject property 

will be rezoned from PR1 to C2. 
 

HISTORY 

 
N/A 
 

CONSULTATION 

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

SUBMITTED BY 

 
Department  Planning, Property and Development 
Division  Urban Planning Division 
Prepared by  Elise Finnigan, MCP 
Date:   August 8th, 2022 
File No.  DAZ 208/2022 
 
List of Schedule and Attachments 
1. Appendix A  Planning Discussion 
2. Appendix B  Proposed By-law 
3. Schedule “A” Recommended File No. DAZ 208/2022 Riel Community 

Committee, dated August 8th, 2022 
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APPENDIX ‘A’ 
 
FILE:  

 
DAZ 208/2022  

RELATED FILES:   
COMMUNITY:  Riel Committee 
NEIGHBOURHOOD #: 
 
SUBJECT:  

5.525 - Windsor Park neighbourhood 
 
To rezone the subject property from ‘PR1’ Parks and Recreation 1 
(Neighbourhood) to ‘C2’ Commercial Community.  

 
LOCATION:  

 
1083 Autumnwood Drive  

 
 
APPLICANT:  

 
Cibinel Architecture Ltd (Steff Beernaerts) 
560 Academy Road  
Winnipeg, MB  R3N 0E3 
 

OWNER: City of Winnipeg 
3rd Floor – 185 King Street 
Winnipeg, MB  R3B 1J1 
 

 
RECOMMENDATION: Approval  
 
 
SITE DESCRIPTION 

• The subject property is located at the northeast corner of the Autumnwood 
Drive/Cottonwood Road intersection in the Windsor Park neighbourhood of the St Boniface 
ward. 

• The subject site is approximately 1.2 acres in area.  It is occupied by a fire station and a 
vacant building, formerly the location of the Windsor Park Library.   

• The subject property is located within an “Established Neighbourhood – Recent Community” 
under the Complete Communities Direction Strategy 2.0.  The property is zoned ‘PR1’ Parks 
and Recreation 1 (Neighbourhood). 
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Figure 1: Aerial Photo of Subject Site and Surrounding Uses (flown 2021) 

 
SURROUNDING LAND USE AND ZONING (See Figure 2) 

North: Commercial uses zoned Commercial Community (‘C2’). 

South: Cottonwood Road; then Ecole Lacerte on land zoned Residential Two-Family (‘R2’).  

East: A vehicle service/sales use on land zoned Commercial Community (‘C2’). 

West: Autumnwood Drive; then a church on land zoned Residential Single-Family Medium 
(‘R1-M’). 
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Figure 2: Zoning of the site and surrounding area. 
 

DESCRIPTION OF THE PROPOSED DEVELOPMENT 

• The applicant is proposing to rezone from ‘PR1’ Parks and Recreation 1 (Neighbourhood) to 
‘C2’ Commercial Community to allow for the construction of a new City of Winnipeg Fire and 
Paramedic Services (WFPS) Station building (or “Station 9”).  

• The proposal entails the demolition of the existing WFPS Station 15 and the old Windsor 
Park Library building. 

• The construction of the subject station was one of the recommendations in the WFPS’s 
2020 Strategic Direction which was approved by Council on June 26th, 2020.  More 
specifically, the recommendation was to combine the existing Station 15 and the station at 
864 Marion Street into a new modern station located on the subject site. 

• The new Station 9 building will be two-storeys (27 feet, 6 inches) with a total floor area of 
approximately 18,245 square feet. 

• The new facility will include five (5) bays, or areas, to park emergency vehicles.  This area 
will also include integrated training facilities and hazardous materials equipment storage.  
The second floor will include a dwelling unit consisting of sleeping quarters, a day room, as 
well as a kitchen and fitness area for staff use.  A training classroom will be located on the 
main floor and will be available to the public.   

• Vehicular access to the property is proposed by way of three approaches.  The existing 
approach off Cottonwood Road will be maintained and will continue to provide access for 
the neighbouring properties.  A second new approach off Cottonwood Road is proposed to 
provide access to fire trucks and ambulances.  A third approach will be accessed from 
Autumnwood Drive and will primarily serve as access to the parking area.  
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• A number of improvements to pedestrian circulation and safety are proposed including a 
universally accessible pedestrian pathway along the private road off Cottonwood Road 
leading to the commercial strip mall located at 1071 Autumnwood Drive.  The proposal also 
includes three universally accessible pedestrian pathways from the public sidewalk leading 
to the main entrance of Station 9.   

• An outdoor public plaza is proposed on the west side of the site next to the main entrance. 

• Quality landscaping is proposed through-out the site as well as within the public boulevard.  

• A total of 37 parking stalls will be provided and located at-grade.  

• As part of the 37 parking stalls, there will be two van accessible parking stalls.     

• Four bicycle parking stalls will be provided and located on the west side of the site near the 
main entrance.  

• A garbage enclosure will be located at the northeast corner of the site. 

 

COLLABORATION 

With the Public Service 

• The Urban Planning and Design Division has been in communication with the applicant 

about the proposal via emails as well as meetings in which the details of the proposed 

development were discussed including additional refinements to the design. 

With the Public 

• The applicant held a virtual Open house event on Zoom on August 3rd.  The event was 

advertised, in both French and English, on the City of Winnipeg’s website and an 

information flyer was mailed-out to households in the immediate neighbourhood. Forty-

seven people attended the event.  The applicant indicates the comments received were 

generally positive. 

 

ANALYSIS AND ISSUES 

OURWINNIPEG AND COMPLETE COMMUNITIES DIRECTION STRATEGY 2.0  
 

• The Complete Communities Direction Strategy 2.0 (CCDS 2.0) is a citywide secondary plan 
that guides growth, development, and land use in the city of Winnipeg.   

• The subject property is located in an “Established Neighbourhood – Recent Community” in 
Complete Communities’ Urban Structure map.  Established Neighbourhoods will 
accommodate contextually sensitive growth and change to increase the diversity of housing 
choices, improve housing affordability, and more efficiently use land, infrastructure and 
services. 

• With regard to this proposal, the key policies guiding the development of Established 
Neighbourhoods include: 

o Goal 2: Design new development in Established Neighbourhoods to a high standard 
of urban design and construction to ensure new development adds value to public 
and private urban spaces to create a sense of place and civic pride. 
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▪ Encourage the location of commercial or mixed-use buildings at or near the 
front and corner side property lines to create a pedestrian orientation. Use 
setbacks to reinforce the public realm through landscaping and pedestrian 
amenities, such as entryways, patios, benches, and bicycle parking.  

▪ Encourage the use of high-quality, energy efficient, and durable exterior 
building façade materials. 

▪ Encourage a variety of architectural styles.  

▪ Encourage building design to include a range of architectural features that 
create visual interest and positively contribute to the visual aesthetics of the 
street and neighbourhood..  

▪ Buildings with commercial uses should be designed to support pedestrian 
activity by providing building elements that increase visual interest such as:  

a. Direct pedestrian access to main building entrances from the street;  

b. Transparent storefront displays;  

c. Human scaled signage; and  

d. Decorative lighting, awnings, benches and other pedestrian oriented 
amenities. 

▪ Discourage building designs that orient the back of the building to the street.  

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

o Goal 5: Ensure Established Neighbourhoods accommodate a variety of public and 
institutional uses to meet a broad range of community needs.  

▪ Support public and institutional uses where residential neighbourhoods are not 
well served by these amenities or are areas of higher need. These uses may 
include day cares, places of worship, elementary schools, libraries, community 
centres, public parks, and recreation facilities.  

▪ The expansion or creation of larger scale or regional public and institutional uses 
will generally be directed towards arterial roads or at locations where they can be 
community focal points. Larger scale institutional uses should generally be 
located adjacent to complementary uses in order to mitigate the potential for land 
use conflicts. 

 
CITY OF WINNIPEG ZONING BY-LAW 200/2006 

ZONING 

• Currently the lands are zoned ‘PR1’ Parks and Recreation 1 (Neighbourhood).  The PR1 
zoning district is intended for sites that are generally passive neighbourhood and community 
parks and facilities with predominantly pedestrian and cyclist access. These sites may 
provide unstructured drop-in play and recreation opportunities, including play structures, 
passive parks, plazas, and natural areas. 

• The applicant is proposing to rezone the property to ‘C2’ Commercial Community.  The ‘C2’ 
zone is intended to accommodate more intensive commercial sites that do not have a local 
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or neighbourhood orientation.  The district is intended to include attractive commercial, 
recreational, limited residential and service facilities needed to support the surrounding 
neighbourhoods and the broader community.  ‘C2’ districts are generally located in 
Community or Regional mixed use centres or along Community or Regional mixed use 
corridors. The dimensional standards in the ‘C2’ zone are: a minimum front yard of 10 feet to 
open parking and no front yard to a building wall; a minimum rear yard of 25 feet; no side 
yard requirement and, a maximum building height of 49 feet. 

Reason for the Rezoning 

The applicant is proposing to rezone from ‘PR1’ to ‘C2’ to allow for the construction of a new 
City of Winnipeg Fire and Paramedic Services (WFPS) Station building.  Under the ‘PR1’ zoning 
district the protection and emergency services use is not permitted.  While there is currently a 
fire station on the property, once this building is demolished the property loses its non-
conforming rights to continue to operate a protection and emergency services use on the land.  
As the existing fire station is proposed to be demolished and a new station constructed, a 
rezoning to ‘C2’ is required.  

 
CONSISTENCY WITH CCDS 2.0 AND SURROUNDING NEIGHBOURHOOD  

• As noted above, the subject site is located within an “Established Neighbourhood – Recent 
Community” policy area under the Complete Communities Direction Strategy 2.0 where 
the accommodation of a variety of public and institutional uses to meet a broad range of 
community needs are encouraged.  The WFPS’s 2020 Strategic Direction, which was 
approved by Council on June 26th, 2020, identified the need for a new modern, larger 
station on the subject site.  The subject rezoning will ensure the appropriate zoning district 
is in place in order to legally establish the protection and emergency services use on the 
land and proceed with the construction of the new station as directed by Council. 

• It is also noted Station 15 has existed on the subject property for several years.  The 
proposal to construct a larger station on the site is compatible with how the subject 
property currently functions and with the context of the surrounding area.  

• The applicant has worked closely with the Urban Planning and Design Division to develop 
a proposal that supports a high quality urban environment and aligns with the design 
related policies under CCDS 2.0.  More specifically, the building and site design 
encompass the following considerations:  

o Four universally accessible pedestrian pathways to help improve pedestrian 
safety and access to the main entrance of the station and to the commercial strip 
mall located at 1071 Autumnwood Drive; 

o A high-quality street edge landscape design including a combination of varying 
sized shrubs and trees as well as planting within the public boulevard.  

o A public plaza area along Autumnwood Drive; and 

o The building incorporates a high quality façade design with varying articulations, 
a combination of cladding materials and colours which helps to break-up the 
massing of the building and enhance the overall look of the street edge along 
Autumnwood Drive and Cottonwood Road.  
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RECOMMENDATION 
 
The Urban Planning Division recommends approval for the following reason: 

• The proposal is consistent with the policies guiding development in the “Established 
Neighbourhood – Recent Community” policy area under the Complete Communities 
Direction Strategy 2.0 where the accommodation of a variety of public and institutional 
uses to meet a broad range of community needs are encouraged.  The WFPS’s 2020 
Strategic Direction, which was approved by Council, identified the need for a new 
modern, larger station on the subject site.    

• The proposal to rezone the subject property to “C2” in order to establish a new station is 
compatible with how the subject property currently functions as well as with the context 
of the surrounding area. 

This Report Submitted by: Elise Finnigan, MCP 
Planning, Property and Development Department 
Urban Planning Division 
Report Prepared by: PPD File # DAZ 208/2022 
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Schedule “A” for File No. DAZ 208/2022, Riel Community Committee, dated August 8th, 2022.  

 



17 

Exhibit “7” referred to in File DAZ 208/2022
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