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BACKGROUND: 

 

John Kitchen, applicant on behalf of the owner, Kitsilano Laneway Housing Ltd. is applying to re-zone 

1640 Sycamore Drive & 21 Willowcrest Avenue from CAR Commercial Arterial Zone to RHD Residential 

High Density Multiple Family Zone.  This would allow for the development of four 100-unit apartment 

buildings and ten 4-unit townhouses, totaling four hundred and forty (440) dwelling units. The proposed 

project includes an amenities building and sales office. 

 

Zoning/Development Context 

The subject site includes Kingsway Kort Modular Home Park at 1640 Sycamore Drive and vacant land at 

21 Willowcrest Avenue.  The property is surrounded by The Landing condominium townhouse 

development to the north and east, modular homes to the south, and commercial businesses to the west.  

Primary vehicle access is by Willowcrest Avenue, an underdeveloped street intersecting Lyndale Drive and 

18
th
 Street, and by Sycamore Drive to the north.  Sycamore Drive is identified as a collector road under 

Reference Map 4: Urban Transportation System in the Development Plan, while Lyndale Drive is a service 

road for 18
th
 Street, an arterial road. 

 

DISCUSSION: 

 

The proposed development calls for a total of four hundred and forty (440) dwelling units, broken down as 

follows: 

 Four (4), 4-storey 100-unit apartment buildings, totaling four hundred (400) units; and 

 Ten (10), 3-storey 4-unit townhouses, totaling forty (40) units. 

 

Townhouses are located along the east and south edges of the site fronting a private street within the 

development.  The apartment buildings are located in the middle of the site, surrounding a courtyard and an 



amenities building for use by residents of the development.  Resident parking for the townhouses will be 

provided in attached garages, while the apartment buildings will have underground parking accessed from 

the private roads to the east and west.  Visitor parking will be provided on the private street in front of the 

townhouses, in the underground parking area and in front of the amenities building.  A green space will be 

provided on the south side of the site where a storm water detention pond will also be located.  Walkways 

will be provided along the outer private roads and within the courtyard.  The applicant also proposes the 

sales and management office building to be located at the southwest corner of the site. 

 

Consistency with the Development Plan 

The Development Plan designates the site as “Residential”.  The proposed residential component conforms 

with Policies 2.2.1 (location of residential developments), 2.2.2 (provision of housing mix in the area) and 

2.2.4 (provision of range of housing density). 

 

Consistency with the Zoning By-law 

The site is zoned CAR Commercial Arterial which was part of a former concept plan for a major 

commercial development in the area.  The applicant is proposing that the site be rezoned to RHD 

Residential High Density Multiple Family to facilitate his development proposal of a mix of townhouses 

and condominium apartment buildings.  The proposed layout and height of the buildings conform with the 

RHD Zone’s bulk and siting requirements. Both the amenities building and the sales and management 

office would be accessory uses to the residential development.  The applicant proposes to provide sufficient 

parking on the site through a mix of underground parking, attached garages and single-sided parking along 

one of the private roads. 

 

Land Use Analysis 

The proposed development blends with existing and new residential areas by having the townhouses 

transition between the apartment buildings and the lower density residential areas to the east. The existing 

single-storey modular homes south of the site will be further buffered from the taller buildings by a green 

space with a storm water detention pond.  The development’s close proximity to 18
th
 Street, an arterial road, 

and its service road, Lyndale Drive, directs traffic access away from existing residential areas to the east 

and south of the site.  Provision of an amenities building and green space within the development provides 

for recreational opportunities for the residents of the development. 

 

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 City of Brandon advises that a development agreement will be required to include items related to 

 A cash-in-lieu of land dedication for public reserve purposes, 

 A cash contribution to the construction of Sycamore Drive, 

 A cash contribution to the 1
st
 Street wastewater lift station, 

 Construction of Willowcrest Avenue by the developer, 

 A letter of credit to cover the necessary off-site improvements, 

 A more detailed review of the water and waste water systems, with any necessary improvements to 

be at the developer’s expense, 

 A detailed storm water management report, 

 A transportation and traffic analysis for the development, with any necessary improvements to be at 

the developer’s expense, 

 A private sewer and water agreement to be entered into with the City, and 

 A cross-access agreement to grant City access from the west private road for the maintenance of 

City-owned land along the west side of the subject site.  

 

 

Brandon School Division 



The Brandon School Division requests a cash-in-lieu of land dedication for school purposes, recommended 

as a condition of the development agreement. 

 

Public Outreach  

The applicant invited surrounding property owners to a public meeting at Canad Inns on October 18, 2013 

to provide information on the development proposal, but indicated that nobody attended.  The applicant 

indicated a few e-mails and phone calls were received enquiring about the development proposal.  The 

applicant also went door to door with surrounding property owners during the week prior to the public 

hearing to provide information and obtain feedback. 

 

There have been some concerns regarding the closure of Kingsway Kort Modular Home Park.  However, 

the closure of Kingsway Kort is regulated by the Residential Tenancies Branch.  The rezoning application is 

reviewed for compliance in accordance with The Planning Act, the Brandon & Area Planning District 

Development Plan and the City of Brandon Zoning By-law. 

 

Public Hearing Held 

The Planning Commission held a public hearing on November 6, 2013 and, in accordance with Section 

36(2) of The Planning Act, please find attached the minutes of the hearing.  At the public hearing, the new 

owner of the site and a representative from Burns Maendel Consulting Engineers (BMCE) clarified the 

proposal and presented a summary of the detailed site design analysis prepared by BMCE.  Nine residents 

of the area spoke in opposition to the proposal.  The majority of concerns were in regards to the closure of 

the mobile home park, which is outside the jurisdiction of the City. Some residents indicated inaccurate 

information was provided with respect to the public meeting scheduled in October. Other concerns were 

raised in regards to the density of the development, the amount of parking within the site, and flooding in 

the neighbourhood.  A written objection was also submitted prior to the public hearing, the objector raising 

concerns of increased traffic along Sycamore Drive.   

 

The Planning Commission recommended that City Council approve By-law No. 7073, subject to the 

execution of a development agreement between the City of Brandon and the owner/successor. 

 

Third Reading to be Held in Abeyance 

In accordance with Section 76(3)(a) of The Planning Act, should City Council give this by-law second 

reading, third reading must be held in abeyance to give the objectors an opportunity to file a second 

objection.  Should a second objection be lodged, City Council must hold a second public hearing prior to 

considering third reading. 

 

RECOMMENDATIONS: 

 

That By-law No. 7073 (Z-07-13-B) to rezone 1640 Sycamore Drive & 21 Willowcrest Avenue (Parcel A, 

Plan 1592 BLTO, Parcels 1/2, Plan 1287 BLTO, Parcels A/B, Plan 1269 BLTO & Parcels A/B, Plan 1547 

BLTO) from CAR Commercial Arterial Zone to RHD Residential High Density Multiple Family Zone be 

read a second time. 

 

That third reading of By-law No. 7073 (Z-07-13-B) to rezone 1640 Sycamore Drive & 21 Willowcrest 

Avenue (Parcel A, Plan 1592 BLTO, Parcels 1/2, Plan 1287 BLTO, Parcels A/B, Plan 1269 BLTO & 

Parcels A/B, Plan 1547 BLTO) from CAR Commercial Arterial Zone to RHD Residential High Density 

Multiple Family Zone be held in abeyance pending the objectors to the by-law being given notice of their 

right to file a further objection, and 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 November 12, 

2013.  


