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1.0 INTRODUCTION 
 

The City of Winnipeg (the City) invites Expressions of Interest (EOI) from 
Proponents, with respect to the leasing and development of City-owned riverbank 
properties in accordance with the attached Alexander Docks Vision and Development 
Parameters in Schedule A. 
  
Proponents may submit Expressions of Interest for Site “A” or Site “B” or both sites, 
as shown on Misc. Plan 12596/1 and attached as Schedule B, and herein after referred 
to as the Property.  The Property consists of both sites and building situated on Site B.  

The Invitation for Expressions of Interest does not include the Alexander Dock 
Structure as shown on Schedule B. 

This information package provides a brief overview of the Property and the 
associated terms of reference for this EOI. 
 

2.0 LOCATION 

 The Property is located north of Stephen Juba Park and east of Waterfront Drive 
within the East Exchange District. 

For the purposes of this EOI, the Property is herewith used to describe the 
Harbourmaster building and adjacent riverbank lands, all shown outlined as Proposed 
Development Site on Misc. Plan No. 12596/1 attached as Schedule B. 

The subject lands are approximately ±3.0 acres of City owned property. 

As identified on the attached Misc. Plan No. 12596/1 included within Schedule B, the 
property, buildings and lands are located at 339 Waterfront Drive.  The 
Harbourmaster building is approximately +/- 4327 square feet in size and has three 
levels. The main floor level is approximately +/- 2,556 sq. ft.  

Paddlewheel Riverboats Ltd. have used the lands situated immediately west of the 
Alexander Dock structure for patron and operations support vehicle parking.  The 
City is now prepared to consider alternate uses and development of the property but 
intends to continue leasing the Alexander Dock structure to Paddlewheel Riverboats 
Ltd. in the future. 

 

 

 

3.0 BACKGROUND 

i) Alexander Docks 
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The Federal Government proceeded with the construction of a Public Dock in 1929 
on the Red River between Pacific and James Avenues measuring 41 feet wide by 265 
feet long.   

The dock was extended by 200 feet upstream in 1938.  In 1953, the dock was again 
extended by 147 feet downstream due to a high volume of cargo being loaded and 
unloaded for destinations in Northern Manitoba.  The cargo included mining 
equipment, gas, oil, food and hay for livestock to communities along the shores of 
Lake Winnipeg.   

Between 1968 and 1970, the upstream addition was demolished.  

In 1995, the Federal Government sold the Alexander Dock to the City. Since 1999, 
the City has been leasing the dock to the Paddlewheel Riverboats Ltd. The City 
completed extensive repairs to the dock between 2000 and 2004, which now has an 
expected life of 50 years.  

ii) Amy Street Pump and Screen House 

In 1923, the Amy Street Steam Plant was constructed at the foot of Rupert Avenue in 
proximity to the west bank of the Red River, to produce electricity to complement the 
Point Du Bois generating station and to provide steam heat to buildings located in the 
Downtown. 

In 1950, the Amy Street steam plant was expanded and as a result, it required a source 
of coolant. The “T” shaped Pump and Screen House was built in 1951. It extended 
from the riverbank at the rear of the steam plant into the riverbed. The facility has 
three levels.  Its lower basement, which is below the water level, housed six pumps 
arranged in two groups of three.  The upper basement was known as the discharge 
header section.  The one-storey superstructure contained the operating controls, an 
office, lunchroom, and switch room.  Gates were used to regulate the flow of water 
between the river and the pump house.   

The pump house is utilitarian in design except for some corbelled brickwork above its 
original large glass-block windows.   

During the 1980s, a deck was added to the south, east and north sides of the pump 
house as part of the riverside walkway in Stephen Juba Park.  After the steam plant 
ceased operations in 1990, the pump house equipment was sold and removed, and the 
premises were converted to office, workshop and storage space for the City’s 
Harbourmaster. 

 

4.0 STANDING POLICY COMMITTEE ON DOWNTOWN DEVELOPMENT  
DIRECTIVE 

At its meeting held on March 23, 2007, the Standing Policy Committee on 
Downtown Development directed the Planning, Property and Development 
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Department to proceed with an Invitation for EOI for the Property with a provision 
for the Paddlewheel Riverboats Ltd. long term occupancy of the Alexander Dock 
structure.  

This EOI, 679-2006, is a direct result of that direction and details the City of 
Winnipeg’s invitation to Proponents to submit Expressions of Interest for the leasing 
and development of 339 Waterfront Drive.  

The Property is being offered for lease in an “As Is” condition and is shown as 
“Proposed Development Site” on Misc. Plan No. 12596/1, attached as Schedule B. 
 

5.0 PREVIOUS STUDIES AND PREVIOUS GEO-TECHNICAL ACTIVITY 

5.1 Environmental Assessments 
No previous environmental investigations for the potential presence of soil 
contaminants have been carried out by the City of Winnipeg. 

The City is unaware of any previous environmental assessments or reports for the 
Property. 

5.2 Building Assessments   
The City has obtained an audit of the building’s present structural condition and 
identified immediate repairs. The findings of this audit are summarized in the 
attached Schedule C. 

5.3 Previous Geo-Technical Activity 
The City of Winnipeg completed an internal search and review of permits applied to 
and issued by its Rivers and Streams Authority regarding these premises. The results 
of the review are summarized in the attached Schedule D. 

5.4 Cautionary Notation 
The summarization of the audit and listing of geotechnical works, taken from the 
consultant’s assessment reports and the City’s records, were extracted for brevity and 
succinctness only. 

The City advises that all Proponents should review the report in detail and records 
referenced herein.   

The Building Condition Assessment referred to herein was prepared for use by the 
City of Winnipeg.  This is being made available to third parties interested in 
submitting a Expression of Interest in response to this EOI for the Property expressly 
on the condition and understanding that the City, or the Consultants issuing the 
assessments, do not assume any responsibility for, any and all judgments, decisions, 
actions or inferences which any third party may deem to be derived from their 
interpretations or evaluations of these assessments. 

The City makes no representations or warranties of any kind whatsoever regarding 
the contents of these assessments and reports. 
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6.0 CURRENT STATUS 

6.1 Development Plan 
The City of Winnipeg’s official development plan, Plan Winnipeg…Vision 
2020, approved by Council on December 21, 2001 designates this area as a 
Downtown Policy Area. 

6.2 Alexander Dock/Harbourmaster Sites – Vision and Development 
Parameters   

In conjunction with the formulation of this EOI, the Planning, Property and 
Development Department developed a Vision and Development Parameters 
document to guide Proponents in the preparation of Expressions of Interest for 
the leasing and development of the Property, a copy of which is attached as 
Schedule A. 

The Vision and Development Parameters were developed in accordance with 
the approved downtown plan and design criteria for the area and in 
consultation with a broad cross-section of community stakeholders. 

Proponents are required to prepare Expressions of Interest within the broad 
guidelines as specified in this document.  

6.3 Relationship of The Property to the Downtown 

As shown on the Misc. Plan 13041 attached as Schedule E, the Property is 
located in the Downtown along Waterfront Drive in close proximity to 
Portage and Main, the East Exchange District, the Canwest Global Baseball 
Stadium, the Forks, the proposed Museum of Human Rights and other cultural 
amenities such as the Centennial Concert Hall, the Museum of Man and 
Nature, Pantages Theatre, Manitoba Theatre Centre and Prairie Theatre 
Exchange. 

The proposed leasing and development of the Property shall enhance the 
existing collection of attractions in the Downtown and be a destination on the 
Downtown Waterfront.  

6.4 Relationship With Adjacent Housing Developments 

During 2001, the City proceeded with the development of Waterfront Drive, a 
two lane riverside drive extending from the newly constructed Provencher 
Bridge to Higgins Avenue along the west bank of the Red River.  Following 
the completion of Waterfront Drive, CentreVenture Development Corporation 
proceeded with a Expression of Interest call to invite development for housing 
developments fronting onto Waterfront Drive. CentreVenture Development 
Corporation accepted four development Expressions of Interest, which 
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include: Ship Street Village (8 Units), Excelsior (48 Units) Strand (15 Units) 
and Sky Waterfront (123 units). The first three projects are proceeding and 
totalling 71 new housing units at an estimated construction value of $12.7 
million. 

At the time of completing this EOI, the Sky Waterfront Project has not 
commenced.  

The successful Proponent(s) Proposal(s) for the Property should complement 
the adjacent condominium developments situated south and west of the 
Property as shown on the attached Misc. Plan 13041 and attached as Schedule 
E. 

6.5 North Winnipeg Riverbank Parkway 

The Property is located within the boundaries of the North Winnipeg 
Riverbank Parkway, which extends along the left bank of the Red River, from 
the Forks to Kildonan Park as shown on the attached Schedule A.  City 
Council has mandated that the City should protect Riverbank Parkway 
Linkages wherever, and whenever, the opportunity arises to so do. 

The successful Proponent shall provide for a pedestrian linkage between 
Stephen Juba Park and the Galt Street Pumping Station via a pathway through 
the Property.  

6.6 Zoning and Surrounding Land Use 

The site is currently zoned “R” Riverbank Sector.  The permitted, conditional, 
accessory, and not permitted uses are listed in Downtown Zoning By-law No. 
100/2004 as attached in Schedule G. 

The City will not consider Expressions of Interest, which require a 
rezoning of the riverbank lands.  

6.7 Certificate of Title Information 

The Property consists of all, or portions, of the following City of Winnipeg 
property titles, excepting those portions of land upon which the Alexander 
Dock  structure is situated. 

Certificate No. Short Legal Description 

2032904 Parcel S, Plan 42974 WLTO 
2032926 Parcel T, Plan 42974 WLTO 
2032905 Parcel U, Plan 42974 WLTO 
2055106 Parcel A, Plan 43293 WLTO  
2055108 Parcel B, Plan 43293 WLTO 
2055110 Parcel C, Plan 43293 WLTO 
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2055208 Sp Lot 5, Plan 33032 WLTO 
1418055 Sp Lot 6, Plan 33032 WLTO 
1418056 Sp Lot 7, Plan 33032 WLTO 
1418035 Sp Lot 8, Plan 33032 WLTO  

 current title excludes mines and minerals 
1418034 Sp Lot 9, Plan 33032 WLTO 

 current title excludes mines and minerals 
2055205 Sp Lot 10, Plan 33032 WLTO 
2055197 Lot 3, Plan 27051 WLTO 
1195648 Plan 5802 WLTO 

6.8 Municipal Services 

The location of sub-surface utility installations within and adjacent to the 
subject property are shown on plans prepared by the KGS Group dated June 4, 
2001.  

Please note that the wastewater sewer pipe does not exist in the Alexander 
Avenue right-of-way, east of Waterfront Drive.  Copies of the plans are 
attached as Schedule G. 

These plans help illustrate the location of utility services i.e. wastewater 
sewer, land drainage, aquaduct, waterline, gas and hydro services, which 
traverse the site and provide service to the Property. 

Public Waterline Service: 

A 300 mm (PVC) watermain is located within and along Waterfront Drive as 
highlighted on the Plan Sk-4 and attached as Schedule G.  The Proponent, will 
be required to pay for all costs related to the design and installation of the 
water service and lot line connections.  

City Aquaduct: 

The City Aquaduct traverses the Property between the Red River and 
Waterfront Drive as shown on Plan Sk-4 and attached as Schedule G.  The 
Water and Waste Department advises that no development within 10 metres 
on either side of the Aquaduct will be permitted and that the City will require 
a 20-metre wide easement area over the Aquaduct between Waterfront Drive 
and the Red River for maintenance and repair purposes. 

 Public Wastewater Service: 

There are combined sewers situated in the James, Pacific, Alexander and Galt 
Avenue right of ways at, or near, the intersection of the Waterfront Drive right 
of way. Given the location of the Property, it is likely that a lift station may be 
required. A new wastewater sewer or building service would have to be 
extended to both sites.  The Proponents would be required to provide an 
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engineering report, prepared by a qualified municipal engineer, identifying the 
wastewater sewer system requirements and available capacities, including an 
analysis of the effects of the proposed development on the downstream sewer 
system.  Any necessary off-site capital improvements to the sewer system to 
support the leasing and development of the Property shall be built at the 
Proponents sole cost and expense. 

Land Drainage: 

There are land drainage sewers located in Waterfront Drive.  In addition, there 
is a 1500mm Combined Sewer Outfall located in the Galt Avenue right of 
way.  The Proponent will be required to pay for all costs with the design and 
installation of any additional land drainage improvements.  

The City will require a 10-metre wide access area over the combined sewer 
outfall between Waterfront Drive and the Red River for maintenance and 
repair purposes. 

Flood Protection: 

The development of lands within 350 feet of any waterway, located within the 
City of Winnipeg, must provide for flood control and diking as essential 
elements of protection.  The primary line of defence (primary dike) is 
Waterfront Drive.  This location is shown as PLD on Plan Sk-4 and attached 
as Schedule G. 

The Property is located entirely in the Floodway Fringe Area. The Water and 
Waste Department reports that structures may be constructed in the area 
between the Primary Line of Defense and the Floodway Line in accordance 
with The City of Winnipeg flood proofing criteria as set out in the  City of 
Winnipeg Charter. The Proponent will also be required to obtain a rivers and 
streams permit. However, no structures will be allowed within the area 
between the Floodway Line and the Red River all as shown on the attached 
Schedule H. 

No construction will be allowed within the Floodway Area - between the 
blue line and the Red River. 

Riverbank Stabilization: 

In 1988, the City undertook certain riverbank stabilization improvements to 
the riverbank situated between James Avenue, the Pump and Screen House 
and the southern portion of the Alexander Docks. The City arranged for the 
removal of approximately 15,000 cubic metres of riverbank material.  

Since 2002, additional riverbank stabilization works have been completed in 
conjunction with the Waterfront Drive Project.  These works included the 
installation of rock fill columns and erosion protection works in and around 
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the Alexander Docks. A geotechnical-monitoring program was established 
pursuant to Waterway Permit No 4/2003-A as a check on riverbank 
performance under construction and post construction conditions. 

Hydro: 

As part of constructing Waterfront Drive, an underground hydro service was 
installed within the right of way to provide service to the Property. 
Proponent(s) will need to make inquiries to MB Hydro to obtain information 
about connecting to this service.  

6.9 Eye-level photographs of the main building component and the views 
there from. 

  Eye-level photographs of the subject site show: 

 - the view southwest* across the Red River showing the river view of the 
Harbourmaster Building and portion of Dock 

 - the view westward* across the Red River showing the Harbourmaster 
Building and Alexander Dock  

- the view westward across the Red River showing the Alexander Dock 

- the Northern Façade and its view southward 

- the Southern Façade* and its view northward 

- the Eastern Façade* and its view westward 

- the Western Façade* and its view eastward 

* © Grand Maison Photography/www.grandmaison.mb.ca 

These photographs are attached and identified within Schedule I. 

6.10 Transportation/Access 

Roadway Access: 

The Property has direct access to Waterfront Drive, which extends from Water 
Avenue on the south to Higgins Avenue on the north as shown on the aerial 
photograph included as Schedule E.  

The Property is located approximately 0.7 kilometres from the corner of Portage 
Avenue and Main Street, a two minute driving distance. Regional arterial access 
is provided to this general area:  

 Southbound traffic via Main Street by making a left turn at Rupert Avenue;  

 Northbound traffic via Main Street by making a right turn at Rupert Avenue; 
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 Eastbound traffic via Portage Avenue and Main Street by making a right turn 
at Pacific Avenue 

 Westbound traffic via Provencher by making a right turn at Waterfront Drive; 
and 

 Southwest bound traffic via Disraeli Freeway by making a left turn at Lily 
Street and proceeding south to Pacific Avenue. 

 The traffic volume data for the regional arterials is included as Schedule J. 

6.11 Lease of Alexander Docks and Adjacent Lands 

In 1999, Council approved a plan to lease a portion of the Alexander Docks and 
adjacent lands to Paddlewheel Riverboats Ltd. for its riverboat operations 
purposes. Subsequently, Council approved a plan to complete certain deck and 
structural repairs to the north and south halves of the Alexander Docks. 

Between 1999 and 2006, the City entered into annual lease agreements with the 
Paddlewheel Riverboats Ltd. for the use of the Alexander Docks and adjacent 
lands. In 2006, Council approved a five-year lease agreement with Paddlewheel 
Riverboats Ltd for the use of the Alexander Docks and adjacent lands and 
additional leased area for riverboat operations and parking purposes as identified 
on the attached Misc. Plan 7806/15 – Schedule K. 

The City would prefer that Paddlewheel Riverboats Ltd. continue occupying the 
Alexander Dock structure. However, it is prepared to terminate that part of the 
Lease Agreement pertaining to all other remaining portions of the Leased 
Premises by providing 180 days written notice to the Tenant. 

In the event that a Proponent wishes to change the location of the existing vehicle 
and pedestrian access to the Alexander Docks (the improved portion of the former 
Alexander Avenue right of way extending east of Waterfront Drive), it shall 
provide Paddlewheel Riverboats Ltd. with an alternate means of vehicle and 
pedestrian access to the Alexander Dock structure, as part of any leasing and 
redevelopment Expression of Interest for the Property at the Proponent’s sole cost 
and expense.  

In addition, if the water and hydro service to the Alexander Docks is changed as 
part of an Expression of Interest, these costs shall be borne by the Proponent. 

7.0 INSTRUCTIONS TO PROPONENTS 

7.1 Process 
The City invites Expressions of Interest for the leasing and development of the 
Property located on Waterfront Drive and is shown on the attached Misc. Plan 
No. 12596/1 - Schedule B.  The leasing and development of the Property shall 
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be in accordance with the attached Alexander Docks Vision and Development 
Parameters (Schedule A). 

7.2 Material and Information to be Supplied by Proponents 
The Proponents should submit the following: 

7.21 Background Information 
i) the names of all Principals associated with the Expression of 

Interest; 
ii) a list of the successful projects carried out by the Proponent, if 

any; 
iii) financial information about the Proponent; and 
iv) any other information, which the Proponent considers pertinent 

to the EOI. 

7.2.2 Details of the Proposed Leasing and Site Development 
The Expressions of Interest should include the proposed terms of lease 
inclusive of rent, term, other financial terms, conditions, if any, related 
to the development of the Property, the proposed land uses, an outline 
of the development timing, and any other relevant terms or 
assumptions. 

It should also include a full and detailed description/explanation of the 
intended/envisioned Expression of Interest outlining the purpose, use 
and target market and be submitted together with copies of maps, 
plans, and drawings, for consideration by the evaluation committee 

. The description should include but not be limited to the following:  

• a detailed description of the intended use(s) to be established 

• a description of the physical building, site and landscaping 
improvements to be constructed, including considerations 
being given to improving accessibility for handicapped persons 
and also indicate the estimated capital cost and phasing of 
implementation 

• a description of services to be provided from this site including 
information relative to hours of operation, estimated fees and 
charges as may be applicable 

• a description of the parking facilities to be provided and 
comment on traffic generation 

• if a Proponent should require access to the Red River as part of 
its operations, then the Proponent is required to describe the 
intended use of the City-owned riverbank and the proposed 
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terms of occupation, all recognizing that the City’s property is 
intended to be subject to the continued use by the public 

• the Proponent should also indicate how it intends to 
accommodate the Riverbank Parkway Linkage on, and across 
the Property 

• Proponents are required to provide a description of any similar 
ventures or developments created, owned or operated by the 
Proponent or members representing the Proponent, and 
verification of same by the inclusion of references 

• Proponents are advised to provide all of the above information 
and commentary in such a fashion so as to enable the 
evaluation committee to evaluate the Expression of Interest. 

7.3 General Conditions of EOI 

7.3.1 Submission of EOI’s 
EOI’s shall be submitted in a sealed envelope marked Alexander Dock 
and Harbourmaster Building Site EOI #679 - 2006, addressed and 
delivered to: 

Materials Management 
City of Winnipeg 
Main Floor, 185 King Street 
Winnipeg, Manitoba 
R3B 1J1 

 Sealed EOI’s will be received up to the deadline of: 

12:00 Noon, Winnipeg Time, on May 28, 2007. 

EOI submissions determined by the Manager of Materials to have been 
received later than the EOI deadline will not be accepted and will be 
returned upon request. 

The Contract Administrator or the Manager or Materials may extend 
the submission deadline by issuing an addendum at any time prior to 
the submission deadline. 

EOI’s submitted by facsimile transmission (fax) or internet electronic 
mail (e-mail) will not be accepted. 

EOI’s will not be opened publicly. 

The City may at any time prior to the submission deadline, issue 
addenda correcting errors, discrepancies or omissions in the Invitation 
for Expressions of Interest, or clarifying the meaning or intent of any 
provisions therein. 
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Addenda will be available on the Bid Opportunity page at the City of 
Winnipeg, Corporate Finance, Materials Management Branch internet 
site at http://www.Winnipeg.ca/matmgt/bidopp.asp 

The Proponent is responsible for ensuring that it has received all 
addenda and is advised to check the Materials Management Branch 
internet site for addenda shortly before the submission deadline. 

7.3.2 Expression of Interests on all or Part of the Lands 
The City will only consider Expression of Interests for Site “A” or Site 
“B” or both sites. The City, in its sole discretion, may choose to award 
as a whole or by site.  

7.3.3 Evaluation 
The City shall evaluate each Expression of Interest on its own merit. 
Price alone will not be the sole determining factor that the City 
considers in the evaluation of each and every Expression of Interest. 

Proposed rent, tax revenue, compatibility with surrounding uses, 
overall development layout, building design and quality, and 
compliance with the Alexander Docks Vision and Development 
Parameters attached as Schedule A, operational and strategic merit to 
the City will be critical factors within the evaluation. 

7.3.4 Right to Reject 
The City reserves the right to reject all or any EOI. 

7.3.5 Caveat Emptor 
The City makes no representations or warranty with respect to the 
quality, condition or sufficiency of the Property. 

The subject City-owned properties will be leased on an “As Is, Where 
Is” basis, subject to the conditions as outlined within this E.O.I. 

7.3.6 Phase I – EOI Review 

The Proponents are advised to present their best Expression of Interest 
submission. 

The Planning, Property and Development Department will review all 
Expression of Interests on the basis outlined in 7.3.3.  

Compliance with the Alexander Docks Vision and Development 
Parameters will constitute a major component of the evaluation 
process. 

If after this initial review, the Department determines that all of the 
Expression of Interests to be unacceptable, the Proponents will be 
notified and no further discussions will be held. 
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Upon completion of the initial Phase I review, the Department will 
short-list the most advantageous Expressions of Interest and then 
proceed to the Phase II detailed Expression of Interest Solicitation. 

7.3.7 Phase II – Detailed Expression of Interest Solicitation    
The Department will notify all Proponents of their status within the 
short listed process, and will invite the short listed Proponents to 
submit additional, or clarifying details, regarding their submission(s).  

7.3.8 Phase III - Negotiations 
The City will only negotiate with the Proponents submitting, in the 
City’s opinion, the most advantageous Expression of Interest. The 
Department will enter into detailed negotiations with one or more short 
listed Proponents.  The Expression of Interest(s) will be finalized for 
submission to, and consideration by, the Standing Policy Committee 
on Downtown Development. 

The Council of the City of Winnipeg, or its designate, is the final 
authority for the approval of terms for a lease agreement. 

7.3.9 No Contract 
The Expression of Interest is an inquiry only.  By responding to this 
EOI and participating in the process as outlined in this document, 
Proponents expressly understand and agree that no contract of any sort 
is implied or formed under, or arises from this EOI and that no legal 
obligations between parties has, or will be, pre-determined. The City 
will have no obligation to enter into negotiations or a contract with any 
Proponent as a result of this Expression of Interest. 

7.3.10 Confidentiality 
Information provided to a Proponent by the City, or by a Proponent to 
the City, or acquired by any party by way of further enquiries or 
through investigation, is strictly confidential.  Such information shall 
not be used or disclosed in any way except as may be required for the 
preparation and evaluation of EOI submissions without the prior 
written authorization of the City, or of the Proponent. 

The Proponent shall not make any statement of fact or opinion 
regarding any aspect of the EOI to the media or any member of the 
public without the prior written authorization of the Director of the 
Planning, Property and Development Department. 

Disclosure of a successful submission by a Proponent is within the 
sole discretion of the Council of the City of Winnipeg, or its 
Designated Authority.  The City may be obligated to disclose the final 
terms of lease pursuant to FIPPA and its internal policies and 
procedures. 
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7.3.11 No Commissions Payable 
There will be no commissions payable by the City. 

7.3.12 Proponent Costs and Expenses  
Proponents are solely responsible for their own costs and expenses in 
preparing and submitting an EOI, submission and participating in the 
EOI including the provision of any additional information and or 
attendance at meetings. 

 

7.3.13 Contact Person 
Mr. W. Bollman 

City of Winnipeg 
Planning, Property and Development Department 
2nd Floor – 65 Garry Street 
Winnipeg, MB R3C 4K4 
 
Phone (204) 986-5056 Fax: (204) 944-8476 

 
List of Schedules  
 
Schedule A  Alexander Docks Vision and Development Parameters 
Schedule B  Sites for Leasing Misc. Plan 12596/1 
Schedule C  Building Audit 
Schedule D  Geotechnical Activity 
Schedule E  Downtown Context Misc. Plan 13041 
Schedule F  Downtown Zoning By-law 100/2004 
Schedule G  Sub-surface utilities 
Schedule H  Floodproofing 
Schedule I   Eye-level photographs 
Schedule J   Traffic data 
Schedule K  Identification of Leased Lands to Paddlewheel Riverboats Ltd. 
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A L E X A N D E R   D O C K S 

 

VISION & DEVELOPMENT PARAMETERS 
April 2005 

 
PART 1 – VISION 
p r e a m b l e   &   c o n t e x t 
 

This document has been prepared to assist future Requests for Expression of Interests or Expressions of 
Interest for developments at the Alexander Docks and Intake Structure properties.  The document incorporates 
current Council policy commitments regarding these specific properties and broader riverbank property 
acquisition, use, and management policies (PART 1).  The document examines the variety of site constraints 
(chiefly infrastructure locations and magnitude) and opportunities (PART 2).  An outline of the development 
review process is also provided (PART 3). 
 
These City-owned properties are located on the east side of Waterfront Drive, between James Avenue and Galt 
Avenue, adjacent to the Red River.  The properties are a portion of the North Winnipeg Parkway, that extends 
from The Forks to Kildonan Park along the west bank of the Red River.  To the west, across Waterfront Drive, 
are the James Avenue Pumping Station and the now vacant site of the former Amy Street Steam Plant.  Nearby 
is the Exchange District National Historic Site, a former warehouse-industrial and trade and commerce area now 
emerging as a mixed-use neighbourhood with a significant concentration of heritage buildings.  Predominantly 
residential infill developments along the west side of Waterfront Drive have taken place. 
 
This site has historical significance to the settlement of Winnipeg, to its evolution as a major North American 
trade centre and to the inland fishery.  Use of this site changed dramatically with the construction of the Amy 
Street Steam Plant across the railway tracks in the 1920s, the related Pump and Screen House (aka Intake 
Structure) in the 1950s and the initial Alexander Dock. 

 
 
 
 
 
 
 
 
 

6.0  
 
 
 

 
 
 
The steam plant was initiated to provide City Hydro with standby power.  Subsequently, it provided steam heat to 
much of Central Winnipeg.  A brick-clad utilitarian building, the Intake Structure brought water from the river into 
the steam plant.  The Alexander Docks have been expanded, altered, rebuilt, and stabilized since initially 
constructed by the federal government.  During their heyday in the 1950s, Lake Winnipeg catch was unloaded at 
the docks and lake freighters transported supplies from the docks to Northern  
 
Manitoba and Lake Winnipeg communities.  More recently, the docks have been used as public viewpoint, 
recreational angling spot, concert stage, and river tourboat staging area. 

6.0 View from Red River – note former Amy Steam 
Plant 
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v i s i o n 

 
Council is committed to the acquisition of riverbank properties for the use and enjoyment of Winnipeggers (and 
visitors).  This commitment has been ongoing for decades and continues to be reflected in Council policies (e.g. 
Plan Winnipeg: 2020 Vision and CentrePlan) and in acquisition, improvement, operations, and maintenance 
expenditures. Council riverbank policies and expenditures apply to the whole of Winnipeg (and beyond, in terms 
of partnerships in initiatives such as the Agreement for Recreation and Conservation and Rivers West).  More 
specific policies and expenditures are targeted towards Downtown Winnipeg and even more directly towards the 
Alexander Docks vicinity. 
 
Council riverbank policies include: 

 Plan Winnipeg: 2020 Vision; 
 CentrePlan: Vision & Strategies; 
 CentrePlan: Development Framework; 
 Downtown Winnipeg Urban Design Guidelines; 
 Priorization of Development for a City-wide Riverbank Parkway System; 
 Ad Hoc Committee on Riverbank Acquisition, Policy and Priorities, Management, and Land Use. 

 
Recent riverbank expenditures in this vicinity include: 

 Alexander Docks riverbank stability works; 
 Alexander Docks structural and deck improvements; 
 Waterfront Drive construction and primary line of defense improvements; 
 Stephen Juba Park and North Winnipeg Parkway improvements. 
 

Together, these policies and expenditures comprise a vision for the use and development of the Alexander Docks 
/ Intake Structure properties.  The vision foresees an interconnected linear parkway system, with public access 
along the riverbanks, integrated with the adjacent neighbourhoods via comfortable streets linked to the rivers at a 
number of activity nodes.  These nodes have many forms and encourage public gathering at a variety of 
intensities.  The Alexander Docks site is envisioned as a key focal point for inviting visitors into the Exchange 
District and connecting Exchange District denizens to the North Winnipeg Parkway system. 

 
 

 
 
 
 
 
 

 
Paramount for any development proposed for the Alexander Docks site is that its built form and function 
strengthen public access opportunities to, from, and along the Red River and that its operations have a clear 
connection to its riverbank location. 

 
 

8.0 Parkway activity node examples 

7.0 Linear parkway nodes and trails 
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PART 2 – DEVELOPMENT PARAMETERS 
c o n s t r a i n t s 
 

In total, the Alexander Docks / Intake Structure properties are approximately 12,120 square metres or 3.0 acres. 
See Map 1. 
 
Significant portions of these properties either cannot be built upon due to proximity to the Red River or are 
constrained by the location of substantial underground utilities.  Lands located within the Floodway Area cannot be 
built upon; lands located within the Floodway Fringe Area should meet flood-proofing criteria and should 
demonstrate that buildings and improvements do not negatively impact on bank stability, impede flow, or in other 
ways harm the waterway. See Map 2. 
 
 
 
 
 
 
 
 
 

10.0 Spring flooding at Alexander Docks/Intake Structure Site 

9.0 Built form illustration 
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Underground utilities traverse these properties at a number of locations.  Substantial infrastructure includes the 
aqueduct and a combined sewer line is located north of the properties.  Hydro transmission lines have been 
relocated underground (south of and parallel to the aqueduct), and the Galt gate chamber building, which is to be 
reconstructed at its current location, is north of the site. See Map 2. 

 
o p p o r t u n i t i e s 
 

Waterfront Drive was conceived to connect this portion of the Red River to the Exchange District, the downtown, 
and the rest of Winnipeg.  Its completion in 2003 provides direct access to the Alexander Docks properties.  In 
addition, new developments are underway west of Waterfront Drive and improvements have been made to the 
docks, Stephen Juba Park, and the North Winnipeg Parkway on its east side.  The Alexander Docks properties 
are poised to fulfill their role as a key activity node along the North Winnipeg Parkway, where the Red River 
meets the Exchange District. 
 
 
 
 
 
 
 
 
 
 
 
 
 
Site areas are approximately: 

 
Development Site “A”: 

 site area – 6,520 square metres (1.6 acres) 
 

Development Site “B”: 
 site area – 5,600 square metres (1.4 acres) 
 

Each of the sites has vehicular access to Waterfront Drive.  Currently, approximately 3500 motor vehicles travel 
this portion of Waterfront Drive daily.  Local water service is available in the Waterfront Drive right-of-way.  
Wastewater sewer service is available in the Galt Avenue, Alexander Avenue, Pacific Avenue, and James Avenue 
rights-of-way west of Waterfront Drive.  Due to the distance from these wastewater sewer lines and their 
comparative elevation, connections of the Alexander Docks properties to wastewater service will exceed typical 
costs. Land drainage sewer service is available in the Waterfront Drive right-of-way. 
 
Note that the Intake Structure, located within Development Site “B”, provides development area within the existing 
building (approximately 2,400 square feet; 223 m2) and features unique proximity to river’s edge. Because it is 
located within the Floodway Fringe Area, Intake Structure development should meet floodproofing criteria. 
 
Offsite, there’s Downtown Spirit transit service north- and south-bound along Waterfront Drive and potentially via 
the water taxi service, on-street parking along Waterfront Drive, and potential shared off-street parking at several 
locations west of Waterfront Drive. 

 
Built form cues    

 public access—should provide for public passage along, to, and from the parkway; 
 height—low profile; 
 permeability—discourage long, uninterrupted walls paralleling Waterfront Drive; 
 materials and details—to be viewed from 360 degrees (pavilion); quality and durability of materials 

consistent with Plan Winnipeg and Downtown Winnipeg Urban Design Guidelines; 

12.0 South view of the Intake Structure 11.0 Recent dock repairs 
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 quality of the public realm—encourage public spaces and routes that are attractive, safe, uncluttered, 
have purpose and work effectively for all people, to the greatest extent possible, without the need for 
adaptation or specialized design. 

 
Preferred built form 

 one- to three-storeys; 
 building entrance from both riverside and roadside; 
 abbreviated wall lengths parallel to Waterfront Drive and Red River, to provide multiple views and 

access points to and from the river between buildings. 
 

Land use cues 
 public gathering—should provide for public activity and may provide for private social functions; 
 context—uses to have relationship to the site (e.g. river, parkway, Exchange District); 
 variety—mix of uses encouraged; 
 programming—encourage range of uses that together utilize the location year-round. 

 
Preferred land use mix 

 variety of uses and users that have a strong relationship to the riverside and parkway locations; 
 including: public parkway trails and passive spaces; angling and pleasure docking; river tourboat 

terminus; restaurant/banquet facility; recreation services and rentals/sales; seasonal marina; interpretive 
centre and viewpoint. 

 
Zoning 

 properties are zoned “Riverbank Sector” under Downtown Winnipeg Zoning By-Law No. 100/2004; 
 accommodates a limited range of uses that are accessory to a park use, such as retail sales, personal 

services, restaurant, studio for artists and others, office and primarily spectator gallery. 
 

Parking, loading, building services 
 parking incidental to onsite developments is to be located within Floodway Fringe Area (above bank); 
 parking to be provided in unobtrusive bundles and landscaped and screened in such a way that larger 

shared parking areas are separated into smaller clusters; 
 larger parking areas are encouraged to be provided in shared facilities offsite; 
 customer/passenger drop-off areas to be provided within Floodway Fringe Area (above bank); 
 access to loading, building services, and the docks to be accommodated with minimal intrusion when 

within Floodway Area (below bank); 
 equipment storage and maintenance operations to be located within enclosed building. 

 
PART 3 – DEVELOPMENT REVIEW PROCESS 
 

Following Expression of Interest selection and lease agreement with the City of Winnipeg and prior to receiving 
development permits, the following development attributes should be reviewed and approved: 

 
Urban Design 

 urban design review is required for all development visible from public right-of-way or river, in 
accordance with the Downtown Winnipeg Urban Design Guidelines 

 
Zoning 

 should comply with “Riverbank Sector” regulations (land use, built form, parking, loading, signs) of the 
Downtown Winnipeg Zoning By-Law 

 
Waterways 

 any development within 350 feet of the Red River requires a Waterway Permit (floodproofing criteria: 
effects on bank stability, flow impediment, waterway operations) 
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Building Code 
 plan examination is required to determine compliance with Winnipeg and Manitoba Building Codes 

 
Others 

 any development near water is subject to the federal Fisheries Act, in particular the Habitat Protection 
Provisions which address the impact of undertakings/works on fish and fish habitat.  Developments and 
subsequent maintenance activities proposed for the Alexander Docks / Intake Structure properties will be 
referred to Fisheries and Oceans Canada, in accordance with the “Request for Expression of Interest 
Review” or the “Expression of Interest” process; 

 any development placed in, on, over, under, through, or across navigable water is subject to the federal 
Navigable Waters Protection Act.  Developments and subsequent operations proposed within the Red 
River waterway will be referred to Transport Canada to determine effects on navigation. 

 depending on specifics of the Expression of Interest, may also require: 
 business license; 
 private approach approval—for relocated motor vehicle access; 
 MLCC approval. 
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Map 1 
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Map 2
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Map 3 
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Schedule “B” 
 

Sites for Leasing Misc. Plan 12596/1
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Schedule “C” 
 

Building Audit
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Schedule “D” 
 

Geotechnical Activity
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Schedule “E” 
 

Downtown Context Misc. Plan No. 13041 
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Schedule “F” 
 

Downtown Zoning By-law 100/2004 
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Schedule “G” 
 

Sub-surface Utilities



 
 

 68 

 



 
 

 69 



 
 

 70 

Schedule “H” 
 

Floodproofing 
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Schedule “I” 
 

Eye-level Photographs
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View westward across the Red River showing the Alexander Dock 
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View Westward across the Red River showing the Alexander Dock and 
Harbourmaster Building 
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The Northern Façade of Building and view southward 
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The Southern Façade and view northward 
 



 
 

 78 

 
 

The Western Façade and its view Eastward 
Note: The Hydro towers have been removed 
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The Eastern Façade and its view Westward 
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Schedule “J” 
 

Traffic Data 
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Schedule “K” 
 

Identification of Leased Lands to Paddlewheel Riverboats Ltd. 



 
 

 83 

 


