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Issue  
Brandon adopted a performance-
based zoning bylaw for home-
based businesses in 1995. It 
proved so successful that the City 
wanted to expand its use of such 
bylaws to other areas.  
 
Although prescriptive-based 
standards have been the norm in 
housing, performance-based 
regulations permit greater flexibility 
in residential development.  
 
Prescriptive zoning specifies the 
type of housing that can be built 
(such as single-family dwellings or 
duplexes), minimum yard lot size 
and minimum yard setbacks. 
Rezoning and variances can 
involve a time-consuming and 
cumbersome process to obtain 
approvals. 
 
By contrast, performance-based 
zoning specifies, for example, the 
number of units per acre. This 
allows developers to choose the 
unit types and building placement 
best suited for the site and their 
market. 

Brandon received an ACT grant 
to create and implement a 
performance-based zoning bylaw 
with the following objectives: 

1. Increase the flexibility of the 
City’s zoning regulations to 
respond to progressive and 
innovative ideas. 

2. Enhance the ability of 
developers to locate affordable 
housing throughout the city by 
integrating various zoning uses. 

3. Reduce the time and effort 
necessary to approve 
innovative and progressive 
projects.  

 
Plan  
The process involved these steps: 

� review of  provincial planning 
regulations; 

� review of performance-based 
regulations adopted by other 
municipalities; 

� confirmation of  the process for 
amending zoning bylaws; and  

� preparation of a new bylaw and 
public consultations. 

 
Project team  
City of Brandon  
Brandon and Area Planning District 
Department of Rural Development 

(since renamed Department of 
Intergovernmental Affairs) 

Construction Association of Rural 
Manitoba 

Economic Development Board 
 
Results  
Brandon City Council adopted a 
new performance-based zoning 
bylaw in April 2001, based on the 
changes recommended by its ACT 
project. The revamped bylaw 
yielded immediate benefits. A 
complete review and evaluation of 
the bylaw was undertaken in 2004. 
As a result, Council adopted a 
series of amendments in January 
2005, completing the work that 
began with the ACT project. 
 
According to Kevan Sumner 
Acting District Planner, 
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Brandon and Area Planning 
District, the approval process for 
many development proposals 
moves faster now, as a result of 
the changes introduced, because 
there is less procedural complexity. 
Each zone now has a clear 
statement of intent that aids in 
determining if the impact of a 
proposed development meets the 
expectations of the bylaw.  
 
For example, instead of having to 
rezone for some innovative 
proposals, builders and developers 
can now seek a variance instead. 
Typically it takes three to six 
months and a fee of $2,200 to 
obtain rezoning. A variance can be 
obtained in four to six weeks at a 
cost of $350.  
 
Development proposals that seek 
to vary setbacks within 10 percent 
of established requirements no 
longer need Council approval. 
They can be accommodated 
immediately by a development 
officer, cutting four to six weeks off 
the approval process. 
 
Faster approvals translate into 
lower carrying costs for builders 
and developers, allowing them to 
keep their costs in line.  
 
The revamped zoning bylaw also 
knocked down many barriers that 
restricted what could be built in 
certain zones. Now special needs 
and boarding houses for three or 
fewer persons are permitted in all 
residential areas. The new bylaw 
also incorporates catch-all 
conditional use provisions to 
ensure that innovative ideas do not 
require a zoning bylaw 
amendment. As with variances, 
conditional use orders cost $350 
and can be obtained in four to six 
weeks.  
 
Another positive outcome of 
Brandon’s performance-based 
zoning has been the construction 

of multiple-family dwellings, 
especially four-plexes which have 
been “popping up all over the 
place”, said Mr. Sumner. Council 
replaced traditional residential 
zoning descriptions, which strictly 
limited what could be built within a 
given zone, with zoning written in 
broader terms. At the same time, 
Council reduced the number of 
residential zoning designations 
from nine to six.  
 
For example, the previous zoning 
bylaw’s R2 and R3 zones limited 
the number of dwelling units per lot 
to two and four respectively. R4, 
R5 and R6 zones allowed 
increasing densities of dwellings 
per hectare. These have been 
replaced with RLD, RMD and RHD 
(Residential Low, Moderate and 
High Density), with each limited to 
an increasing number of dwellings 
per hectare. For smaller RLD lots, 
developers are allowed to vary the 
number of dwelling units up to a 
maximum of four. At the same 
time, site coverage and floor area 
ratio regulations were eliminated.  
 
The RLD zoning has been 
particularly effective at increasing 
the amount of residential 
development in Brandon, by 
opening the door on construction of 
four-plexes in areas where they 
would have previously required a 
zoning bylaw amendment. 
 
Mr. Sumner said four-plexes 
address an acute local need for 
rental housing in the mid-income 
range and their growing numbers 
produce a cascade effect by 
freeing up other rental units, which 
generally increases the amount of 
product available for rent to 
modest-income families.      
 
Brandon also changed its zoning 
bylaw to include appropriately 
designed manufactured homes on 
permanent foundations as single-
family dwellings, thereby offering 

consumers another affordable 
choice in housing. Furthermore, 
the amendments of January 2005 
decreased minimum lot width and 
area in some residential zones, to 
allow for developments of 
affordable single-family and semi-
detached housing on more 
compact lots.  
 
The municipality’s revamped 
zoning has had a positive impact 
on the city's core, allowing 
increased flexibility with respect to 
land uses and greater acceptance 
for development proposals. Since 
its introduction in 2001, there has 
been a surge in renovation and 
new construction in Brandon’s core 
area as several major employers 
have relocated there. To 
encourage innovative design, the 
City has adopted urban design 
standards and guidelines, and 
taken steps to educate the 
development community about 
incentive-based zoning.  
 
The new zoning bylaw has been 
well-tested in recent years, as the 
municipality has undergone a 
population boom that started with 
the arrival of Maple Leaf Foods 
and has continued with the 
relocation of the 2nd Battalion, 
Princess Patricia's Canadian Light 
Infantry to nearby CFB Shilo. This 
increasing population has driven a 
corresponding boom in commercial 
development. Since 2001, the 
value of construction in Brandon 
has steadily increased each year, 
with this trend still evident in 2005.  
 
The average turn-around times for 
residential and commercial 
development proposals has 
decreased noticeably, though it is 
recognized that there may still be 
areas for improvement, said Mr. 
Sumner. Planning staff are 
encouraged to make note of such 
areas and it is expected that 
complete reviews of the bylaw will 
be undertaken every few years to 
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continue building on what was 
started in 2001.  
 
Following passage of the new 
bylaw, the Brandon and Area 
Planning District engaged a 
consultant to amend the District’s 
Development Plan as a further 
step towards performance-based 
land use management. Since early 
2004, this development plan has 
been undergoing a thorough 
review, which has included 
community consultations. A 
revised Development Plan that 
takes further steps toward 
incorporating performance-based 
land use management policies is 
scheduled for completion in 
autumn 2005.  
 
A new Planning Act that is 
currently before Manitoba's 
legislature will enable Brandon to 
take further steps forward. Many of 
the proposed changes have been 
included at the municipality’s 
request and will provide greater 

flexibility in planning. The revised 
Act will enable Brandon to develop 
incentive-based zoning, reduce 
approval times for many zoning 
variances and permit Council to 
delegate approval authority to staff 
for a greater range of minor 
variances. 
 
Related reports  
Performance Based Zoning 
Standards City of Brandon, 
Manitoba (Beth Sanders, Brandon 
and Area Planning District, 2002)  
 
This report is available from the 
ACT website. See “ACT projects & 
solutions”.  
 

Contact 
Kevan Sumner 
Acting District Planner 
Brandon and Area Planning 

District 
k.sumner@brandon.ca 
(204) 729-2115 
 
 
 
 

 
 

Affordability and  
Choice Today 

 
Got a housing regulatory issue? 
ACT may already have a 
solution! Find out about ACT 
regulatory reform projects 
carried out across Canada: 

 
www.actprogram.com 

 
ACT Administration 
c/o The Federation of Canadian 
Municipalities 
Tel: 613-241-5221 ext. 242 
Fax:  613-244-1515 
E-mail: info@actprogram.com 
 
The United Nations Centre for 
Human Settlements recognizes 
ACT as a top global best 
practice for improving the living 
environment. 
 
ACT is sponsored by CMHC. 


