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Agenda – Council – September 26, 2024 

 

 

Report – Executive Policy Committee – September 17, 2024 

 

Item No. 15 Subdivision and Rezoning – 1444 Ravelston Avenue 

(Transcona Ward) 

File DASZ 32/2024 [c/r DAV 147192/2024D] 

 

EXECUTIVE POLICY COMMITTEE RECOMMENDATION: 

 

On September 17, 2024, the Executive Policy Committee concurred in the recommendation of 

the East Kildonan-Transcona Community Committee and submitted the following to Council: 

 

1. That the subdivision proposed under Development Application No. DASZ 32/2024 be 

approved for preparation as a plan of subdivision (the “Plan”) by a Manitoba Land 

Surveyor for registration in the Winnipeg Land Titles Office in accordance with the 

proposed by-law attached as Appendix “B” to this report and as shown on the map dated 

September 4, 2024 and attached as Schedule “C” to this report, with such minor changes 

as may be required, subject to the following: 

 

A. That the developer be required to enter into a Servicing Agreement with the City 

pursuant to subsection 259(1) of The City of Winnipeg Charter in accordance 

with the report of the Administrative Coordinating Group dated August 12, 2024 

and attached as Schedule “B” to this report. 

 

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

land to an “RMF-S” Residential Multi-Family (Small) District in accordance with the 

proposed by-law attached as Appendix “B” to this report and as shown on the map dated 

September 4, 2024, and attached as Schedule “C” to this report, subject to the following 

conditions: 

 

A. That the developer enter into a Zoning Agreement with the City pursuant to 

subsection 240(1) of The City of Winnipeg Charter in accordance with the 

following: 

 

i. The Owner must submit plans showing the location and design of any and 

all proposed: 

 

a. buildings 

b. accessory parking areas 

c. private approaches 

d. garbage enclosures 

e. fencing 

f. landscaping 

g. free-standing signage  
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Agenda – Council – September 26, 2024 

 

 

Report – Executive Policy Committee – September 17, 2024 

 

EXECUTIVE POLICY COMMITTEE RECOMMENDATION (continued): 

 

on the Owner’s Land (“Works”) to the City for approval by the Director of 

Planning, Property and Development (“Director”) and the East Kildonan-

Transcona Community Committee prior to the issuance of any building or 

development permit, and thereafter must construct the Works in 

substantial conformance with the approved plans and maintain the Works 

to the satisfaction of the Director. 

 

3. That the City enter into, execute and deliver with the Developer 

 

A. A Servicing Agreement in accordance with Recommendation 1; and 

 

B. A Zoning Agreement in accordance with Recommendation 2, 

 

and such other agreements as determined necessary by the City Solicitor/Director of 

Legal Services to implement the intent of the foregoing (the "Ancillary Agreements"). 

 

4. That authority be delegated to the Director of Planning, Property and Development (the 

“Director”) to negotiate and approve the terms and conditions of the Servicing 

Agreement, the Zoning Agreement and any Ancillary Agreements in accordance with this 

report and such other terms and conditions determined necessary by the City 

Solicitor/Director of Legal Services to protect the interests of the City. 

 

5. That, in lieu of the dedication of land, the developer shall provide a cash payment 

representing ten percent 10% of the planned area value of the Development Application 

(the “Dedication Fee”), as determined by the City’s Director of Planning, Property and 

Development. 

 

6. 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 

recommendations 1 and 2 (the “By-law”) and bring same directly to Council by way of 

communication for first reading. 

 

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

Developer has submitted the Plan in accordance with recommendation 1 and has paid the 

Dedication Fee and all other associated ancillary fees (the “Fees”), and subject to s. 236.1 

of The City of Winnipeg Charter, the Director of Legal Services/City Solicitor be 

directed to return the By-law directly to Council by way of communication for second 

and third reading. 
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Agenda – Council – September 26, 2024 

 

 

Report – Executive Policy Committee – September 17, 2024 

 

EXECUTIVE POLICY COMMITTEE RECOMMENDATION (continued): 

 

8. That Development Application No. DASZ 32/2024 will be deemed to be concluded and 

all approvals in connection with same will expire if the developer has not submitted the 

Plan and paid the Fees within 2 years following the date on which Council gives first 

reading to the By-law, unless the developer applies for an extension of time before the 

expiration of that 2 year period and Council approves the extension. 

 

9. That the subdivision section of the By-law will come into force when the Servicing 

Agreement is fully executed and the Plan is registered in the Winnipeg Land Titles 

Office. 

 

10. That the zoning section of the By-law will come into force when the Zoning Agreement 

is registered in the Winnipeg Land Titles Office by way of caveat against the lands 

described therein. 

 

11. That the By-law will be repealed without coming into force 1 year following the date it is 

enacted if the Plan and the Zoning Agreement are not registered in accordance with 

recommendations 9 and 10, unless the developer applies for an extension of time before 

the expiration of that 1 year period and Council approves the extension. 

 

12. That Development Application No. DASZ 32/2024 will be deemed to be concluded and 

all approvals in connection with same will expire if the developer fails to secure all 

necessary Plan approval signatures on behalf of the City within 1 year following the date 

on which the By-law is enacted, unless the developer applies for an extension of time 

before the expiration of that 1 year period and Council approves the extension. 

 

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

the intent of the foregoing. 

 

14. That the variance order shall come into force and effect upon the coming into force and 

effect of the zoning by-law for the subject land under File No. DASZ 32/2024. 
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Agenda – Council – September 26, 2024 

 

 

Report – Executive Policy Committee – September 17, 2024 

 

DECISION MAKING HISTORY: 

 

EXECUTIVE POLICY COMMITTEE RECOMMENDATION: 

 

On September 17, 2024, the Executive Policy Committee concurred in the recommendation of 

the East Kildonan-Transcona Community Committee and submitted the matter to Council. 

 

 

COMMUNITY COMMITTEE RECOMMENDATION: 

 

On September 4, 2024, the East Kildonan-Transcona 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: DASZ 32/2024 

 

Before: East Kildonan-Transcona Community Committee 

Councillor Schreyer, Chairperson 

Councillor Browaty 

Councillor Wyatt 

 

Public Hearing: September 4, 2024 

Council Building, 510 Main Street  

 

Applicant: Tulip Homes Inc (Burhanudeen Zakir Hussain) 

 

Subject:  
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Premises Affected: 1444 Ravelston Avenue 

 

For submission to: Executive Policy Committee 

 

Prepared by: K. McMillan, Manager of the Decision-Making Process 

East Kildonan-Transcona Community Committee 

 

Report date: September 5, 2024 

 

Community Committee Recommendation: 

 

On September 4, 2024, the East Kildonan-Transcona 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 subdivision proposed under Development Application No. DASZ 32/2024 be 

approved for preparation as a plan of subdivision (the “Plan”) by a Manitoba Land 

Surveyor for registration in the Winnipeg Land Titles Office in accordance with the 

proposed by-law attached as Appendix “B” to this report and as shown on the map dated 

September 4, 2024 and attached as Schedule “C” to this report, with such minor changes 

as may be required, subject to the following: 

 

A. That the developer be required to enter into a Servicing Agreement with the City 

pursuant to subsection 259(1) of The City of Winnipeg Charter in accordance 

with the report of the Administrative Coordinating Group dated August 12, 2024 

and attached as Schedule “B” to this report. 

 

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

land to an “RMF-S” Residential Multi-Family (Small) District in accordance with the 

proposed by-law attached as Appendix “B” to this report and as shown on the map dated 

September 4, 2024, and attached as Schedule “C” to this report, subject to the following 

conditions: 

 

A. That the developer enter into a Zoning Agreement with the City pursuant to 

subsection 240(1) of The City of Winnipeg Charter in accordance with the 

following: 

 

i. The Owner must submit plans showing the location and design of any and 

all proposed: 

 

a. buildings 

b. accessory parking areas 

c. private approaches 

d. garbage enclosures 

e. fencing 

f. landscaping 

g. free-standing signage  
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on the Owner’s Land (“Works”) to the City for approval by the Director of 

Planning, Property and Development (“Director”) and the East Kildonan-

Transcona Community Committee prior to the issuance of any building or 

development permit, and thereafter must construct the Works in 

substantial conformance with the approved plans and maintain the Works 

to the satisfaction of the Director. 

 

3. That the City enter into, execute and deliver with the Developer 

 

A. A Servicing Agreement in accordance with Recommendation 1; and 

 

B. A Zoning Agreement in accordance with Recommendation 2, 

 

and such other agreements as determined necessary by the City Solicitor/Director of 

Legal Services to implement the intent of the foregoing (the "Ancillary Agreements"). 

 

4. That authority be delegated to the Director of Planning, Property and Development (the 

“Director”) to negotiate and approve the terms and conditions of the Servicing 

Agreement, the Zoning Agreement and any Ancillary Agreements in accordance with this 

report and such other terms and conditions determined necessary by the City 

Solicitor/Director of Legal Services to protect the interests of the City. 

 

5. That, in lieu of the dedication of land, the developer shall provide a cash payment 

representing ten percent 10% of the planned area value of the Development Application 

(the “Dedication Fee”), as determined by the City’s Director of Planning, Property and 

Development. 

 

6. 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 

recommendations 1 and 2 (the “By-law”) and bring same directly to Council by way of 

communication for first reading. 

 

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

Developer has submitted the Plan in accordance with recommendation 1 and has paid the 

Dedication Fee and all other associated ancillary fees (the “Fees”), and subject to s. 236.1 

of The City of Winnipeg Charter, the Director of Legal Services/City Solicitor be 

directed to return the By-law directly to Council by way of communication for second 

and third reading. 

 

8. That Development Application No. DASZ 32/2024 will be deemed to be concluded and 

all approvals in connection with same will expire if the developer has not submitted the 

Plan and paid the Fees within 2 years following the date on which Council gives first 

reading to the By-law, unless the developer applies for an extension of time before the 

expiration of that 2 year period and Council approves the extension. 
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9. That the subdivision section of the By-law will come into force when the Servicing 

Agreement is fully executed and the Plan is registered in the Winnipeg Land Titles 

Office. 

 

10. That the zoning section of the By-law will come into force when the Zoning Agreement 

is registered in the Winnipeg Land Titles Office by way of caveat against the lands 

described therein. 

 

11. That the By-law will be repealed without coming into force 1 year following the date it is 

enacted if the Plan and the Zoning Agreement are not registered in accordance with 

recommendations 9 and 10, unless the developer applies for an extension of time before 

the expiration of that 1 year period and Council approves the extension. 

 

12. That Development Application No. DASZ 32/2024 will be deemed to be concluded and 

all approvals in connection with same will expire if the developer fails to secure all 

necessary Plan approval signatures on behalf of the City within 1 year following the date 

on which the By-law is enacted, unless the developer applies for an extension of time 

before the expiration of that 1 year period and Council approves the extension. 

 

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

the intent of the foregoing. 

 

14. That the variance order shall come into force and effect upon the coming into force and 

effect of the zoning by-law for the subject land under File No. DASZ 32/2024. 

 

 

The East Kildonan-Transcona Community Committee provided the following supporting reasons 

for its recommendation: 

 

1. I grew up in this neighborhood, I know the area, and the neighborhood has transitioned a 

lot and continues to transition.  

 

2. It’s nice to see the density in support of the Mayor’s call for 8,000 new housing units by 

November in the City. Our Community Committee is doing out bit for that work.  

 

3. I want to thank the applicant because they’ve worked very cooperatively with the city. I 

was impressed with the applicant working with everyone; they increased their setbacks 

they increased their landscaping, and the design is very unique. A lot of buildings that are 

going up now could learn from this in terms of architectural renderings and style. I’m 

glad applicant has hired a professional architecture firm for the purpose. 

 

4. I’m pleased that city is taking 1 meter on Ravelston. Ravelston will have to be widened in 

the future. We did not foresee the kind of densities mainly along the south side of 

Ravelston, east of Peguis.  

 

5. Neighborhood is staying residential. This was part of Transcona West Structure Plan that 

was adopted by Council, the by-law in 2008.   
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6. One of the big issues in that area at the time was the through traffic. If you recall, 

Ravelston was connected through to Almey, which was connected to Lagimodiere. It was 

a shortcut by thousands of people on that street, and out of that came the Area Structure 

Plan, and we created a special working group that created the Almey – Ravelston Special 

Area, within the Area Structure Plan, to try to address these issues, which we successfully 

did. The compromise that was struck, was that upon the closure of Ravelston, as is the 

case now, where dead end is not far from here to the west, that would take place upon the 

connection of Reenders through to Peguis, because at one time Reenders stopped 

basically at the east property line of Kildonan Place, behind Canadian Tire there. When 

that occurred, we successfully moved that forward and it’s allowed the neighbourhood to, 

in terms of traffic, there’s some concerns on Ravelston because of the amount of density 

is on the south side. Parking issues, and stuff like that. But I can tell you right now, that a 

lot of people who live in the neighbourhood didn’t live there before, but had they lived 

there before and they saw the traffic on Ravelston, it’s a huge improvement to what it 

was before. They have a neighbourhood back. There are sidewalks on Ravelston, there 

weren’t before. The quality of life has increased for the existing property owners there, 

who were, who some are still there, who were part of that Transcona West Area Structure 

Plan, and that Ravelston – Almey Special Area Group. 

 

7. This land redevelopment has actually significantly raised the property values for those 

homeowners who have been there for some time. I’m not surprised there’s nobody in 

opposition, but it speaks to applicant’s work that they’ve done with public consultation in 

the neighborhood.  

 

8. I’m supportive of this; there’s existing bus service in the neighborhood, very close to 

many amenities, including employment lands. There’s existing parks, community clubs, 

potential new school. It’s a wonderful neighborhood and it’s amazing how the 

neighborhood has transitioned and we’ve been able to do it in a really positive way to 

address issues in the neighborhood. I’m happy to approve this and move forward. 
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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 June 4, 2024 

2. Notification of Public Hearing dated July 29, 2024 

3. Manitoba Status of Title 3247615/1 

4. Surveyor’s Building Location Certificate and sketch dated 

June 7, 2022 

5. Surveyor’s sketch dated May 30, 2024 

6. Concept of Re-Development 

7. Revised Concept of Development 

8. Transit Routing dated February 20, 2024 

9. Aerial Image of Current Zoning dated February 20, 2024 

10. Consolidated Community Engagement Report dated 

February 26, 2024 

11. Plans (22 pages) 

12. Report from the Urban Planning Division dated August 26, 

2024 

13. Inspection Report 

14. Communication dated September 3, 2024 from Jennifer 

Lim in support of the application 

15. Recording of Representations 
 

REPRESENTATIONS: 
 

In Support: 
 

Burhanudeen Zakir Hussain  

Jennifer Lim 

Habiba Burhanudeen 

Alden Neufeld 

Melanie Yau 
 

 

In Opposition: 
 

Nil 
 

 

For Information: 
 

Nil 
 

 

For the City: 
 

D. Chyz-Lund, Planner, Planning, Property and Development Department 
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Exhibit “12” referred to in File DASZ 32/2024 

ADMINISTRATIVE REPORT 

 

Title:  DASZ 32/2024 at 1444 Ravelston Avenue West 

 

Issue: For consideration at the public hearing to subdivide and rezone an existing lot from 
“R1-L” Residential Single-Family – Large District and “RR5” Rural Residential 5 
District to “RMF-S” Residential Multi-Family – Small District for the construction of 
four (4) multi-family dwellings. 
 

Critical Path: East Kildonan – Transcona Community Committee > Standing Policy Committee 
on Property and Development > Executive Policy Committee > Council 

 

AUTHORIZATION 

 

 
 

RECOMMENDATIONS 

 
 

1. That the subdivision proposed under Development Application No. DASZ 32/2024 be 
approved for preparation as a plan of subdivision (the “Plan”) by a Manitoba Land 
Surveyor for registration in the Winnipeg Land Titles Office in accordance with the 
proposed by-law attached as Appendix “B” to this report and as shown on the map dated 
September 4, 2024 and attached as Schedule “C” to this report, with such minor 
changes as may be required, subject to the following: 
 
A. That the developer be required to enter into a Servicing Agreement with the City 

pursuant to subsection 259(1) of The City of Winnipeg Charter in accordance with 
the report of the Administrative Coordinating Group dated August 12, 2024 and 
attached as Schedule “B” to this report; 

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

land to an “RMF-S” Residential Multi-Family (Small) District in accordance with the 
proposed by-law attached as Appendix “B” to this report and as shown on the map dated 
September 4, 2024, and attached as Schedule “C” to this report, subject to the following 
conditions: 
 
A. That the developer enter into a Zoning Agreement with the City pursuant to 

subsection 240(1) of The City of Winnipeg Charter in accordance with the following: 

Author Division Head Department Head CFO CAO 

Dylan Chyz-
Lund, MCP 

n/a n/a n/a  
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i. The Owner must submit plans showing the location and design of any 
and all proposed: 

(a) buildings; 

(b) accessory parking areas; 

(c) private approaches; 

(d) garbage enclosures; 

(e) fencing;  

(f) landscaping; and 

(g) free-standing signage  

on the Owner’s Land (“Works”) to the City for approval by the Director of Planning, Property 
and Development (“Director”) and the East Kildonan-Transcona Community Committee prior 
to the issuance of any building or development permit, and thereafter must construct the 
Works in substantial conformance with the approved plans and maintain the Works to the 
satisfaction of the Director. 

3. That the City enter into, execute and deliver with the Developer 
 
A. A Servicing Agreement in accordance with recommendation 1; and 

B. A Zoning Agreement in accordance with recommendation 2, 

and such other agreements as determined necessary by the City Solicitor/Director of Legal 
Services to implement the intent of the foregoing (the "Ancillary Agreements"). 

4. That authority be delegated to the Director of Planning, Property and Development (the 
“Director”) to negotiate and approve the terms and conditions of the Servicing 
Agreement, the Zoning Agreement and any Ancillary Agreements in accordance with 
this report and such other terms and conditions determined necessary by the City 
Solicitor/Director of Legal Services to protect the interests of the City. 
 

5. That, in lieu of the dedication of land, the developer shall provide a cash payment 
representing  ten percent 10% of the planned area value of the Development Application 
(the “Dedication Fee”), as determined by the City’s Director of Planning, Property and 
Development. 

 
6. 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 
recommendations 1 and 2 (the “By-law”) and bring same directly to Council by way of 
communication for first reading. 

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

Developer has submitted the Plan in accordance with recommendation 1 and has paid 
the Dedication Fee and all other associated ancillary fees (the “Fees”), and subject to s. 
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236.1 of The City of Winnipeg Charter, the Director of Legal Services/City Solicitor be 
directed to return the By-law directly to Council by way of communication for second and 
third reading. 

 
8. That Development Application No. DASZ 32/2024 will be deemed to be concluded and 

all approvals in connection with same will expire if the developer has not submitted the 
Plan and paid the Fees within 2 years following the date on which Council gives first 
reading to the By-law, unless the developer applies for an extension of time before the 
expiration of that 2 year period and Council approves the extension. 

 
9. That the subdivision section of the By-law will come into force when the Servicing 

Agreement is fully executed and the Plan is registered in the Winnipeg Land Titles 
Office. 

 
10. That the zoning section of the By-law will come into force when the Zoning Agreement is 

registered in the Winnipeg Land Titles Office by way of caveat against the lands 
described therein. 

 
11. That the By-law will be repealed without coming into force 1 year following the date it is 

enacted if the Plan and the Zoning Agreement are not registered in accordance with 
recommendations 9 and 10, unless the developer applies for an extension of time before 
the expiration of that 1 year period and Council approves the extension. 

 
12. That Development Application No. DASZ 32/2024 will be deemed to be concluded and 

all approvals in connection with same will expire if the developer fails to secure all 
necessary Plan approval signatures on behalf of the City within 1 year following the date 
on which the By-law is enacted, unless the developer applies for an extension of time 
before the expiration of that 1 year period and Council approves the extension. 

 
13. That the proper officers of the City be authorized to do all things necessary to implement 

the intent of the foregoing. 
 

14. That the variance order shall come into force and effect upon the coming into force and 
effect of the zoning by-law for the subject land under File No. DASZ 32/2024. 

 

REASON FOR THE REPORT 

 
• The applicant wishes to subdivide and rezone an existing lot from “R1-L” Residential 

Single-Family – Large District and “RR5” Rural Residential 5 District to “RMF-S” 
Residential Multi-Family – Small District for the construction of four (4) multi-family 
dwellings.  

• 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. 
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IMPLICATIONS OF THE RECOMMENDATIONS 

If the recommendations of the Urban Planning and Design Division are concurred in, the 
proposed plan of subdivision and rezoning can proceed in accordance with Schedule “C” to this 
report. 

 

 

 

CONSULTATION 

In preparing this report there was consultation with: 

Land Development Branch 

WINNIPEG CLIMATE ACTION PLAN ALIGNMENT 

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

• 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 Poverty Reduction Strategy (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  
Prepared By:  Dylan Chyz-Lund, MCP 
Date:    August 26, 2024 
File No.  DASZ 32/ 2024 
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List of Schedules and Attachments: 
 

• Schedule A: Planning Discussion 

• Schedule B: Report of the Administrative Co-ordinating group, RE: Proposed Subdivision 
and Rezoning of Land Located at 1444 Ravelston Avenue West, dated August 12, 2024 

• Schedule “C” of File No. DASZ 32/2024, East Kildonan – Transcona Community Committee, 
dated September 4, 2024 
 
 

• Appendix B: Draft by-law 
• Appendix C: Public Engagement Report 
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SCHEDULE  A 
 

DATE:    August 26, 2024 

FILE:    DASZ 32/ 2024 

RELATED FILES: DAV 22-233473/D 

 AEC  22-233698 

COMMUNITY:   East Kildonan – Transcona  

NEIGHBOURHOOD #: 417 - Peguis 

 

SUBJECT:  DASZ-Plan of subdivision and rezoning to subdivide and rezone 

an existing lot from “R1-L” Residential Single-Family – Large 
District and “RR5” Rural Residential 5 District to “RMF-S” 
Residential Multi-Family – Small District for the construction of four 
(4) multi-family dwellings. 

 

LOCATION:  

 

1444 Ravelston Avenue West 

 

 

 
LEGAL DESCRIPTION: LOT 1 PLAN 15548 91 K OTM 
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APPLICANT:  TULIP HOMES INC. 

78 Ellesmere Ave  

Winnipeg, MB  R2M 0G6 

 

OWNER: TULIP HOMES INC. 

78 Ellesmere Ave  

Winnipeg, MB  R2M 0G6 

 

RECOMMENDATION:  Approval 
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SITE DESCRIPTION 

• The subject site is located on the south side of Ravelston Avenue West between Philip Lee 
Drive and Art Miki Way in the Peguis neighbourhood of the Transcona ward. 

• The subject property is currently split-zoned “R1-L” Residential Single-Family – Large 
District, and “RR5” Rural Residential – 5 District. 

• The subject property is located in an “Established Neighbourhood – Recent Community” 
policy area as designated in Complete Communities 2.0, and in a “Proposed Residential 
Mixed Use” policy area as designated in the Transcona West Area Structure Plan. 

• The subject property has an assessed area of 47,993 square feet.  

• Currently on the property is a single-family dwelling that was constructed in 1980. 

 

 

Figure 1: Subject site and surrounding area (flown 2024). 
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SURROUNDING LAND USE AND ZONING (See Figure 2) 

The subject area is characterized by a mix of single family, two-family, and multi-family 
residential uses. 

North:   Ravelston Avenue West, then two-family dwellings zoned “R2” Residential – Two-
Family District. 

South:  Two-family dwellings zoned “R2” Residential – Two-Family District. 

East:   A single-family dwelling that is split-zoned “R1-L” Residential Single-Family – Large 
District and “RR5” Rural Residential – 5 District., as well as multi-family residential 
buildings zoned “RMF-S” Residential Multi-Family – Small district. 

West:   A single-family dwelling that has been rezoned “RMF-S” Residential Multi-Family – 
Small district for the future construction of multi-family dwellings. 

 

Figure 2: Zoning of the site and surrounding area. 
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DESCRIPTION OF THE PROPOSED DEVELOPMENT 

• The applicant wishes to subdivide and rezone the existing lot to the “RMF-S” 
Residential Multi-Family Small district for the purpose of constructing four (4) multi-
family buildings on the lot with a combined total of 23 dwelling units. 

• All of the buildings would be three stories in height and clad with a mixture of vertical 
siding and stucco. 

• Each dwelling unit would include an attached garage and a 20’ driveway. 

• Building One, which is the northernmost building fronting Ravelston Avenue W, 
would include six dwelling units with entrances facing Ravelston Avenue West and 
balconies facing south. 

• Buildings Two and Three would include five units each with balconies facing their 
respective drive aisles. 

• Building Four, which is the southernmost building that abuts existing two-family 
dwellings, would include seven dwelling units with balconies facing north, away from 
the existing dwellings. 

• There are 45 new trees and 162 new shrubs proposed for the subject site with the 
majority of these located along the property lines. 

• A total of 58 parking stalls are proposed, including four accessible stalls. 
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REASON FOR APPLICATION 

• The subject property is currently zoned “R1-L” Residential Single-Family – Large District 
and “RR5” Rural Residential 5 District. These districts do not permit the establishment of 
a multi-family residential use. 

• The applicant wishes to subdivide and rezone the existing properties for the purpose of 
constructing four multi-family residential buildings.  

• In order to subdivide and rezone the lot to accommodate this higher density 
development, a subdivision and rezoning application is required.  

• Additional variances for the front yard and side yard setbacks, as well as the building 
heights, are required. Please see the corresponding planners report for file DAV 24-
147192\D. 

 

Collaboration with the Public Service: 

• The applicant worked with the Public Service in advance of their application and made 
changes to their site plan and overall application that responded to concerns raised by 
the Public Service. These items included: 

o Increasing the size of the rear yard. 

o Providing a more direct orientation towards Ravelston Avenue West by 
positioning the buildings in an east-west direction. 

o Incorporating landscaping and fencing along the east and west property lines. 

o Increasing the number of parking stalls available eon the site.  

 

ANALYSIS AND ISSUES 

OURWINNIPEG 

OurWinnipeg is the City of Winnipeg’s long-range development plan. Applicable Policies for 
Recent Communities include the following: 

6.1 Sustainable Urban Growth 

o The City must accommodate physical development that reflects this Plan’s goals, 
and achieves a continuum of complete and connected communities over the lifecycle 
of the Plan. 

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. 

6.16 Established Neighbourhoods 

o Designate Established Neighbourhoods within the Urban Structure, representing 
lands that will accommodate additional growth in a context-sensitive manner, while 
promoting the efficient use of land, cost-effective municipal servicing, enhanced 
housing choice and affordability, and conservation of green infrastructure and 
heritage resources and districts, as defined in Complete Communities. 
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The proposed development application aligns with OurWinnipeg 2045 because the design of 
the site and proposed use are context-sensitive development to the neighbourhood they are 
proposed for the following reasons: 

• There are multi-family dwellings directly abutting the subject site to the east. 

• The proposed development maintains a maximum height of three stories, and uses 
substantial setbacks and landscaping to create buffers between the abutting properties to 
the north, east, south, west.  

 

COMPLETE COMMUNITIES DIRECTION STRATEGY 2.0 

• The Complete Communities Direction Strategy 2.0 (CCDS 2.0) is one of four direction 
strategies supporting OurWinnipeg, the city’s long-range development plan, and has 
statutory authority as a secondary plan. The strategy guides land use and development in 
Winnipeg.  

• The subject site is located in an “Established Neighbourhood – Recent Communities” policy 
area of CCDS 2.0. Certain goals and policies of CCDS 2.0 apply to the proposal. 

• Goal 1 - Encourage compatible residential development within Established Neighbourhoods 
to build more Complete Communities and align with the City’s residential intensification 
target. 

o 1.1 Encourage residential development that positively contributes to neighbourhood 
character while expanding housing options for residents in a manner that is sensitive 
and complementary to existing development. 

o 1.5 Support up to mid-rise residential development in Established Neighbourhoods 
that is compatible with neighbourhood context. 

o 1.6 In the absence of a secondary plan guiding the local development of an 
Established Neighbourhood, intensification should be guided by a number of factors 
to ensure compatible development, including: 

a. Applicable City-endorsed policies or guidelines; 

b. Existing zoning of the property and adjacent properties; 

c. Characteristics of the immediately surrounding built form including building 
mass, height, lot coverage, setbacks, and layout; 

d. Surrounding uses and their characteristics including residential density and 
the intensity of commercial and other non-residential uses; 

e. Characteristics of the lot, including whether it is a corner lot, a larger lot than 
is typical for the neighbourhood, or the shape of the lot; 

f. Proximity to Downtown, Mixed Use Centres, Major Redevelopment Sites and 
Mixed Use Corridors; 

g. The supporting street network (ex. local, collector, or arterial streets) and the 
street network’s ability to support proposed development; 

h. The supporting transit, pedestrian and active transportation network; and 
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i. The supporting water, wastewater, and land drainage infrastructure and 
capacity to accommodate a proposed development or ability to make the 
required upgrades necessary to accommodate a proposed development. 

o 1.16 Small-scale residential uses, not including single-family, may be accommodated 
on collector roads and local streets with a public lane, where compatible with 
adjacent land uses, and in consideration of the factors listed in Policy section 1.6. 

The proposed subdivision and rezoning will facilitate the construction of 23 dwellings units, 
increasing the population in the Peguis neighbourhood. These townhouse-style dwelling units 
will enable additional variety of housing options for residents. 

• 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. 

o 2.6 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. 

o 2.9 Buildings with multi unit residential uses should be designed to support 
pedestrian activity and reinforce the public realm through thoughtful use of 
architectural features which may include, but are not limited to, the following: 

a. Window placement that supports passive surveillance; 

b. Unit entrances with direct access to the street; 

c. Front porches; 

d. Balconies; 

e. Awnings; 

f. Lighting; and 

g. Height of primary entrances. 

o 2.12 New development should respect and complement the existing character of the 
built form of surrounding properties. 

o 2.21 Site design should take cues from the character of the neighbourhood or street 
and should mitigate the potential for land use conflict with adjacent properties that 
have different scales, densities and uses. Parking location (motor vehicle and 
bicycle), vehicular access, servicing elements, building placement and landscaping 
treatment will be important design elements to ensure context-sensitive design. 

The proposed buildings include ground-oriented with at-grade entrances, balconies, and direct 
pedestrian connections to Ravelston Avenue W. Together, these features support pedestrian 
activity across the site and in relation to Ravelston Avenue W.   

The proposed buildings would be three-stories in height. Building entrances are oriented 
towards Ravelston Avenue W, and privacy screening and landscaping are proposed along the 
property lines. Together, these features complement the existing built form surrounding the 
property, and mitigate land use conflicts by promoting privacy and consistency with surrounding 
uses. 

• Goal 3 - Ensure all communities provide a diversity of housing options and meet resident 
life-cycle housing needs. 
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o Encourage a variety of housing types and tenures within Established 
Neighbourhoods to meet life-cycle housing needs and affordability ranges. 

The proposal will introduce additional ground-oriented, multi-family buildings into the 
community, increasing the diversity of housing options available to residents. 

 

TRANSCONA WEST AREA STRUCTURE PLAN 

• The subject site falls within the Almey-Ravelston Special Planning area of the Transcona 
West Area Structure Plan. The site is designated Residential Mixed Use. Certain policies 
from the Transcona West Area Structure Plan apply to the proposal: 

• Section 5.4.2 states: “a significant use of land within Residential Mixed-Use Areas will 
incorporate low, medium and higher density residential uses.” 

• The proposed “RMF-S” Residential Multi-Family (Small) district rezoning is consistent with 
the Transcona West Area Structure Plan. 

 

Based on these considerations, the Urban Planning Division is supportive of the application.  

 

ADDITIONAL CONSIDERATIONS 

 

Variances 

• Variances are required for increased building heights, and reduced front yards, and a 
reduced side yard. 

• These variances are analyzed in greater detail in the accompanying report for DAV 24-
147192/D. 

• The Public Service is supportive of the variances. 

 

Parking 

• No parking variances are being sought by the applicant. 

 

Site Servicing 

• The proposed development will be required to meet the conditions outlined in the report 
by the Administrative Coordinating Group (ACG) as outlined in Schedule B of this report.  
The report identifies a servicing agreement is required. 
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CONDITIONS OF APPROVAL 

• The Urban Planning & Design Division is recommending that final plans be submitted to the 
Director of Planning, Property and Development and the East Kildonan – Transcona 
Community Committee for review prior to the issuance of a development permit on the lot. 
The inclusion of this clause will allow the Urban Planning & Design Division and the East 
Kildonan – Transcona Community Committee to review final plans and design details before 
any future development takes place on the site. 

 

SUMMARY 

The Urban Planning Division recommends approval for the following reasons: 

• The subdivision and rezoning will result in the establishment of a multi-family residential 
development that is consistent with policies in OurWinnipeg 2045, Complete 
Communities 2.0, the Transcona West Area Structure Plan, and the area context. 

• The proposed development will increase residential density in the Peguis 
neighbourhood, thereby increasing housing options for the area. 

 

RECOMMENDATION 

The Urban Planning Division recommends this application be approved and the subject 
property be subdivided and rezoned to the “RMF-S” Residential Multi-Family (Small) District. 

    

This Report Submitted by: 
Planning, Property and Development Department 
Urban Planning Division 
 
Report Prepared by: Dylan Chyz-Lund, MCP 
PPD File # DASZ 32/2024 
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SCHEDULE “C” OF FILE DASZ 32/2023, East Kildonan – Transcona Community 
Committee, 

dated September 4, 2024 
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SCHEDULE B 

REPORT OF THE ADMINISTRATIVE COORDINATING GROUP 

RE: PROPOSED REZONING OF LAND LOCATED AT 1444 RAVELSTON AVENUE 
WEST 

It is recommended that approval of DASZ 32/2024, if granted, be subject to the applicant 
entering into a Servicing Agreement containing the following conditions: 

Section I – General Comments 

The Water and Waste Department advises there is adequate servicing for the proposed 
development based on the provided development plans.  Additional review will be 
required by their department should the plans of development change during the design 
process.  

Section II – Plan Considerations 

1) The Developer shall legally open, at no expense to the City, property required for 
a 0.942m widening to the Ravelston Avenue West right-of-way for the full length 
of the Planned Area abutting Ravelston Avenue West, to the satisfaction of the 
Director of Public Works.  

Section III - Servicing Conditions 

1) Land Drainage  

a) The Developer shall pay to the City, prior to the release of the Mylars for 
registration in the Winnipeg Land Titles Office, their share of the land drainage 
laterals installed in Ravelston Avenue West, as determined by and to the 
satisfaction of the Director of Water and Waste. 

b) The Developer shall pay to the City, in cash, on demand, their share of the regional 
land drainage system servicing the plan area, as determined by and to the 
satisfaction of the Director of Water and Waste. 

2) Ravelston Avenue West  

a) The Developer shall pay to the City, in cash, on demand their share of the costs of 
the following services previously installed or to be installed in Ravelston Avenue 
West, by others, along the full length of the Planned Area abutting Ravelston 
Avenue West: 
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i) A 10.0m in width by 200mm in thickness Portland cement concrete lane of pavement 
and all related works, 

ii) Street lighting,  

iii) Landscaping (trees and sod), 

iv) A 1.5m wide by 100mm thick Portland cement concrete sidewalk and/or an asphalt 
pathway, and 

v) Land drainage sewer 

all as determined by and to the satisfaction of the Director of Public Works. 

3) Survey Monuments 

a) Subsequent to completion of the Planned Area, as determined by the Director of 
Planning, Property and Development, the Developer shall pay the full costs of 
having all survey monuments within the Planned Area verified and/or restored by 
a Manitoba Land Surveyor and shall prepare a Plan of Survey Perpetuating Certain 
Monuments, confirming the position of all the survey monumentation within the 
Planned Area, for filing in the Winnipeg Land Titles Office. 

b) In certain circumstances where all the survey monuments within the Planned Area 
have been found or restored to their original positions, upon approval by the 
Director of Planning, Property and Development, the requirements for Plan of 
Survey Perpetuating Certain Monuments may be waived. 

Section IV – Costs and Fees 

1) By-laws and Approvals  

The Developer shall pay all of its and the City’s costs, fees, and expenses 
associated with the preparation and attainment of approval for registration of the 
Zoning By-law(s) and plan(s) of subdivision, including all Municipal Board, Land 
Titles Office and other fees and expenses, all survey, engineering and advertising 
fees and costs, and all expenses incidental to the preparation of this Agreement 
and the physical development of the Planned Area. 

2) Professional Fees  

a) The Developer shall pay the full cost of all design services, including preliminary 
engineering studies, servicing reports, servicing criteria, construction drawings and 
specifications, and grading and landscaping plans and specifications, to be 
provided by Consulting Engineer(s) approved by the City, for the design of the 
municipal services, parklands, parkways and associated works required to serve 
the Planned Area; 
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b) The Developer shall pay the full cost of construction and landscaping supervision 
services provided by or on behalf of the City for field inspection, preparation of 
progress estimates, provision of as-built drawings by March 31 of the year 
following substantial performance of the work, and all other engineering consulting 
services related to the installation and acceptance of municipal services, and all 
associated works to serve the Planned Area. 

3) Administration Fees  

The Developer shall pay to the City, prior to the release of the subdivision mylars 
for registration in the Land Titles Office, an administration fee plus applicable GST 
to help defray the City's administration and related costs associated with the 
preparation and implementation of the Development Agreement. 

 

THIS REPORT SUBMITTED BY: 

Administrative Co-ordinating Group 
File No. DASZ 32/2024 
August 12th , 2024 

“Original Signed by K.Kowalyk” 
K. Kowalyk, P. Eng.  
Land Development Branch  
Planning, Property and Development Department 

“Original Signed by M. Gajda” 
M. Gajda, P. Eng. 
Engineering Division 
Water and Waste Department    

“Original Signed by C. Desjardine” 
C. Desjardine, M. Sc., P. Eng. 
Transportation Division 
Public Works Department  
   

“Original Signed by S. Whitehouse” 
S. Whitehouse, M.C.P.  
Urban Planning and Design Division  
Planning, Property and Development Department 
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Exhibit “11” referred to in File DASZ 32/2024
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