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BACKGROUND: 

 

VBJ Developments, applicant on behalf of the owners, 5326028 Manitoba Ltd. and the City of Brandon, is 

applying to re-zone 25 26
th
 Street and the western portion of 1820 Pacific Avenue from RLD Residential 

Low Density Multiple Family to RMD Residential Moderate Density Multiple Family.  This would 

accommodate the development of multiple apartment buildings totaling one hundred and forty-four (144) 

dwelling units. 

 

Zoning/Development Context 

The subject properties are currently vacant and directly south of the Canadian Pacific Railway (CPR) right-

of-way.  The properties are surrounded by a steel storage tank and pipe manufacturer to the east, 

predominantly single family housing to the south, and multi-family dwellings to the west.  The properties 

are adjacent to the 23
rd

 Street and 24
th
 Street rights-of-way, but no vehicle access is available from those 

streets.  

 

DISCUSSION: 

 

Approval of this rezoning would accommodate apartment buildings for which the applicant proposes two 

options.  The first option proposes six, three-storey buildings, each containing twenty-four dwelling units.  

The second option proposes five buildings, three buildings along Pacific Avenue, four storeys in height 

containing thirty-two units each, and two buildings to the south, three storeys in height containing twenty-

four units each.  Parking areas will be accessed from Alaska Bay, a private road, and an extension of Pacific 



Avenue from 26
th

 Street.  All buildings will be constructed on 25 26
th
 Street with the portion of City land 

immediately to the south being leased for the sole purpose of providing parking.  The south parking area 

would be accessed from Alaska Bay, while the north parking areas would be accessed from a newly 

extended Pacific Avenue. 

 

Consistency with the Development Plan 

The Development Plan By-law #95-01-12 designates the site as “Residential”.  The proposed residential 

component conforms with Policies 2.2.1 (location of residential developments), 2.2.2 (providing a mix of 

housing options in each neighbourhood) and 2.2.4 (providing a range of housing density in the area). 

 

Land Use Analysis 

This development would continue a pattern beginning at 26
th
 Street of multi-family dwellings situated 

between predominantly single family dwellings to the south and the CPR right-of-way to the north.  

Compared to Pacific Estates immediately to the west, the proposed buildings will be situated further away 

from the existing single family dwellings to the south.  The buildings are proposed to be oriented to provide 

a more varied layout accommodating views and internal pedestrian connections; this is in keeping with s. 

7.1.2 of the City of Brandon Urban Design Standards & Guidelines (UDSG), which calls for variety of unit 

size, location and design within the groupings of units. 

 

The sloping of the land limits vehicle access to an extended Pacific Avenue to the north, but allows the 

development of underground parking for the two southernmost buildings.  Walkways will be developed to 

allow for internal access; the main walkway in the middle of the site will be landscaped, and it will meander 

to maintain a gentle slope as it climbs the terrain.  The applicant proposes to buffer the existing single 

family dwellings to the south with a row of trees while maintaining pedestrian connections with pathways 

providing access to Rosser Avenue further south.  The second option provides a large central green space, 

as well as a 23m building setback from the industrial use to the east.   

 

The site will provide over three hundred parking spaces, which is significantly more than the minimum 

required 1.5 per unit.  The City land to the south of the site currently used as a utility easement will be 

leased to the applicant to accommodate 147 of the spaces.  Despite the fact that the site functions as a 

whole, a parking variance will be required as the parking provided on the intensified parcel (omitting the 

City land) does not meet the minimum requirements.  Depending on the final site design, additional 

variances to building placement and height may be required. 

 

Commenting Agencies 
A summary of comments requesting conditions of approval or recommending rejection of the application 

are summarized below.  All other comments received have otherwise been addressed. 

 

City of Brandon 

The two southernmost buildings are proposed to be built against the shared property line between the 

subject properties.  However, a document, registered on Title, indicating that no buildings or structures will 

be constructed on 1820 Pacific Avenue would allow for flexibility in the Manitoba Building Code’s 

limiting distance requirements.  A setback variance will still be required prior to the construction of those 

two buildings. 

 

A development agreement will also be required, addressing, amongst other things: 

 A lease agreement allowing only for parking on 1820 Pacific Avenue for residents and visitors of 

25 26
th
 Street, with 25 26

th
 Street responsible for all infrastructure developed as part of the 

development on 25 26
th
 Street; 

 A cross-access agreement between 25 26
th
 Street, 1820 Pacific Avenue and Pacific Estates to allow 

use of Alaska Bay to access the parking on 1820 Pacific Avenue; 

 A minimum 7.6m setback of the buildings to the east side of 25 26
th
 Street to provide a sufficient 

buffer from the existing industrial site to the east; 

 The development of an amenity space on the property; 



 A monetary contribution for public reserve purposes, which will not be required if the City consents 

to an agreement allowing public use of the private amenity space; and 

 A monetary contribution to the construction of Pacific Avenue from 26
th
 Street to the eastern limit 

of 25 26
th
 Street. 

 

Brandon School Division 

The Brandon School Division requests a cash-in-lieu of land dedication of $17,415.00 for school purposes.  

The Planning & Building Safety Department recommends this also be a condition in the development 

agreement. 

 

Public Outreach/Notification  

As required under the provisions of The Planning Act, notice of this Public Hearing regarding this 

application was sent to owners of property within 100 metres (328 feet) of the subject property and notice 

posters were posted on the property.  The applicant held an open house on May 29, 2013 at the West End 

Community Centre, providing both development options for discussion.  Twelve people attended the open 

house and provided positive feedback. 

 

Public Hearing Held 

The Planning Commission held a public hearing on June 5, 2013 and, in accordance with Section 36(2) of 

The Planning Act, please find attached the minutes of the hearing.  Only City of Brandon staff and the 

applicant made representations.  Discussion of this proposal included the two proposed site designs, the 

construction of Pacific Avenue, and the provision of sufficient buffering and screening from the existing 

industrial business to the east.  The City of Brandon received a written objection with concern about 

providing sufficient buffering from the existing industrial business to the east.  However, after a review of 

the development options and being advised a buffering requirement will be part of the development 

agreement, the objector formally retracted his objection. 

 

The Planning Commission recommended that City Council give By-law No. 7048 second reading, with 

third reading held in abeyance pending the execution of a development agreement. 

 

 

RECOMMENDATIONS: 

 

That By-law No. 7048 (Z-10-12-B) to rezone 25 26
th
 Street and 1820 Pacific Avenue from RLD Residential 

Low Density Multiple Family to RMD Residential Moderate Density Multiple Family be read a second 

time. 

 

That Brandon City Council hold third reading in abeyance pending the execution of a development 

agreement between the City of Brandon and the owner/successor attached to the report of the Community 

Planner dated June 17, 2013, pursuant to Section 150 of The Planning Act. 


