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CITY COUNCIL REPORT

TITLE:
CONDITIONAL USE — 450 — 12TH STREET

PRESENTER:
Andrew Mok

DEPARTMENT:
Planning & Buildings

ATTACHMENTS: DATE:
10/9/2026
CLEARANCE / APPROVALS:
Ryan Nickel General Manager
Dave Wardrop City Manager
RECOMMENDATION(S):

That Conditional Use Application C-04-26 to allow for an assembly area in the RLD Residential Low Density
Zone be approved at 450 — 12t Street (Lot 3 and Part Lot 2, Block 12, Plan 2 BLTO) in accordance with the

letter of intent.

BACKGROUND:
The applicant, Richard Greer of Brandon Friendship Housing Authority Inc., is applying to allow for an

assembly area on property located at 450 — 12t

Street in the RLD zone. Approval of this application will
allow for the continuation of a 24-hour youth safe space originally approved for a year under Conditional Use

Decision (C-02-24).

The building on the site appears to have been constructed in 1954 and was used as a detached dwelling until
its use was changed to transitional housing in 2025. In the same year, the Planning Commission approved a
variance and conditional use for an overnight shelter and assembly area, of which the Planning Commission
approved the assembly area (24-hour youth safe space) for a one-year term. The Planning Commission
granted one-year approval to allow the applicant an opportunity to implement the program and
demonstrate its impact on the surrounding neighbourhood, returning with operational experience to apply

for permanent conditional use approval.



ANALYSIS:
See the Planning & Buildings Department's report submitted for September 16, 2026, public hearing

(Attachment A) for full analysis.

Following the public hearing, City administration received appeals from both objectors from the September
16, 2026 public hearing. The appellants expressed concerns that the Planning Commission's decision was
based on inaccurate information and that the application did not adequately demonstrate that the
permanent 24-hour youth space is compatible with the surrounding residential neighbourhood, would not
be detrimental to the health, safety, and general welfare of nearby residents, and would not negatively

impact surrounding properties.

City administration is aware through that public hearing that much of the objections are related to issues
attributed to crime, displacement and drug use in the area which are not regulated through land-use
planning tools such as the Zoning By-law. To address those issues, other City departments including Brandon
Police Service are engaged with the applicant and concerned residents to determine measures to take to

help minimize negative effects in the surrounding area.

LEGISLATIVE REQUIREMENTS:
The Brandon Planning Commission (“Planning Commission") held a public hearing on September 16, 2026.

The applicant and one individual spoke in support of the application at the public hearing, and three letters
of support were submitted. Two objectors also made presentations at the public hearing. Following
consideration of the application and the submissions, the Planning Commission unanimously approved the

application.

Pursuant to Sections 34 and 35 of The Planning Act, a decision of the Planning Commission may be appealed
to Council by the applicant, a person who made a representation at the public hearing, or a designated
employee of the City within 14 days of the decision. A valid letter of appeal was received by Administration

within the prescribed appeal period, thereby triggering an appeal hearing before City Council.

Under Subsection 35(5), Council must hold a hearing to consider the appeal. Following the conclusion of the
appeal hearing, Council may dismiss the appeal and affirm the Planning Commission's decision, allow the
appeal and rescind the Planning Commission's decision, or vary the Planning Commission's decision,

including adding, amending, or removing conditions of approval.

Council's decision on the appeal is final.

STRATEGIC ALIGNMENT:
N/A

FINANCIAL IMPACT:
N/A

RISK ASSESSMENT:
N/A



COMMUNICATION STRATEGY:
N/A

CONCLUSION:
That Council approve this conditional use application (C-04-26), letting the 24-hour youth space continue at

this location.
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RECOMMENDATIONS:

That Conditional Use Application C-04-26 to allow for an assembly area in the RLD
Residential Low Density Zone be approved at 450 — 12 Street (Lot 3 and Part Lot 2, Block 12,
Plan 2 BLTO) in accordance with the attached letter of intent “Attachment A”.

BACKGROUND:

Request

The applicant, Richard Greer of Brandon Friendship Housing Authority Inc., is applying to
allow for an assembly area on property located at 450 — 12" Street in the RLD zone. Approval
of this application will allow for the continuation of a 24-hour youth safe space originally
approved for a year under Conditional Use Decision (C-02-24).

Development Context

The subject site currently contains a detached dwelling operating as transitional housing, an
overnight shelter, and an assembly area, and is located on the west side of 12" Street, one
property north of Victoria Avenue. Uses surrounding the site include low-density residential
on all sides, with some institutional uses further northwest and southeast, and some
moderate-density residential further northwest. 12" Street and the lane between 12™" and
13" Streets provide access to the site.

History

The building on the site appears to have been constructed in 1954 and was used as a
detached dwelling until its use was changed to transitional housing in 2025. In the same
year, the Planning Commission approved a variance and conditional use for an overnight
shelter and assembly area.

Conditional Use Public Hearing Report (C-04-26) REV 03/2025
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ANALYSIS:

The applicantis proposing to continue operating a 24-hour safe space for youth, providing
access to support and services at any time of the day. The building is currently operating as a
transitional housing overnight shelter as well as the 24-hour youth safe space, of which the
Planning Commission approved the safe space for a one-year term. The Planning
Commission granted one-year approval to allow the applicant an opportunity to implement
the program and demonstrate its impact on the surrounding neighbourhood, returning with
operational experience to apply for permanent conditional use approval.

Consistency with Part 7, Section 106(1)(b) of The Planning Act and Demonstration that

the Use:

1. Will be compatible with the general nature of the surrounding area;
The proposed use has been operating at the site since receiving conditional use approval
in 2024 and an associated building permit in 2025, and remains contained in the existing
building. The site continues to maintain the appearance and character of a detached
dwelling, preserving the residential nature. Like the original approval, the scale of the
assembly area is limited by the size of the existing building and remains compatible with
the surrounding low-density residential neighbourhood. As the approval will facilitate
continuation of an existing use rather than the introduction of a new use or expansion of
operations, the proposed development is compatible with the general nature of the
surrounding area.

2. Will not be detrimental to the health or general welfare of people living or working in
the surrounding area, or negatively affect other properties or potential development
in the surrounding area;

Since receiving approval in 2024 and a building permit in 2025, the 24-hour youth safe
space has operated in conjunction with the transitional housing and overnight shelter
uses on the site. City administration is not aware of any land use or nuisance concerns
resulting from the operation of the assembly area use. The use remains limited in scale,
operates within an existing building, and continues to be staffed on site. The proposal
does not involve any building additions, site alterations, or increases in capacity that
would adversely affect neighbouring properties or future development opportunities.
Therefore, the continued operation of the assembly area is not expected to be
detrimental to the health, safety or general welfare of people living or working in the
surrounding area.

Conditional Use Public Hearing Report (C-04-26) REV 03/2025
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3. Is generally consistent with the applicable provisions of the development plan by-
law, the zoning by-law and any secondary plan by-law
City Plan
e 4.1(5) - proposal supports and responds to the diverse needs of Brandon’s
population by providing appropriate services
e 7.1(4) - Commercial and Institutional General Policies (b), (c), and (d) — support
the operation of Youth Safe space that serve both Brandon and the surrounding
communities, compatible nearby residential developments and ideally within
walking distance of residential areas.

Zoning By-law
e “Assembly area” defined as “a use consisting of a gathering of persons for civic,
political, travel, religious, social, educational, recreational, or similar purposes”
o The proposed 24-hour safe space would fit under this definition
e The applicant proposes to continue the use in the existing building with no
additions
e The proposal generally meets the bulk and siting and parking requirements

Commenting Agencies
No concerns or major comments were received.

LEGISLATIVE REQUIREMENTS:

Notification

In accordance with and exceeding minimum requirements under Subsection 169(3) of The
Planning Act, notice was sent to owners of property within 100 metres (328 feet) of the
subject property, and also posted on the subject property.

Public Outreach

In accordance with Section 13 of the Zoning By-law, the applicant delivered a newsletter to
addresses within 100 m of the site highlighting the Lodge's activities, programming, services,
and accomplishments. The applicant also hosted a community BBQ during the second week
of July to discuss the Lodge and its activities and indicated that the feedback received was
generally positive. As of the writing of this report, the Planning & Buildings Department has
not received any representations in support of or in opposition to this application.

Conditional Use Public Hearing Report (C-04-26) REV 03/2025
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Richard Greer

BFC YSL Hostel Coordinator

Brandon Friendship Housing Authority
836 Lorne Avenue

Brandon, Manitoba, R7A 0T8

April 16, 2026

City of Brandon Planning and Buildings Department
410 9th St
Brandon, MB R7A 6A2

Dear City of Brandon,

Subject: Notification of Operation of a 24-hour SAFE SPACE within the BFC Youth
Hostel at 450 12th St, Brandon MB

We write on behalf of the Brandon Friendship Housing Authority to formally notify the City
of Brandon Planning and Buildings Department of our operation of a 6-bed Youth
Hostel/Shelter in Brandon, MB.

Details of Operation:

e Address: 450 12th St, Brandon MB
¢ Operation Hours: 24 hours

¢ Demographic: Ages 16-26

¢ Size: 27.76 square meters

Purpose and Services:

The BFC YSL Hostel was designed to act as a safe and supportive space for young
individuals in our community during all hours of operation. We provided essential services,
including shelter, warmth, and basic amenities 24 hours a day, to address the needs of
youth aged 16-26.

In addition to the SAFE SPACE, this location hosted a transitional housing program and a 6-
bed temporary shelter dedicated to female youth aged 16-26.

This integrated model, combining a shelter, safe space, and transitional bedrooms, proved
to be crucial in our community for several reasons:

¢ Addressing Diverse Needs: It supported individuals experiencing homelessness, unsafe
living conditions, or those requiring transitional support, effectively meeting a wide range
of needs.

* 24-Hour Accessibility: Continuous access ensured that youth could receive support at
any time, responding to unpredictable circumstances.
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* Reducing Homelessness: Indigenous youth, who experienced higher rates of
homelessness due to systemic barriers, benefited from both immediate shelter and
pathways to long-term stability.

¢ Holistic Approach to Well-being: The program supported mental health, healthcare
access, and recreational opportunities, promoting resilience and overall well-being.

¢ Education and Employment Opportunities: Residents were connected to education
and vocational supports, improving long-term outcomes.

e Community Integration: The program fostered a sense of belonging and encouraged
positive community connections.

¢ Cost-Effective Solutions: Integrating services streamlined resources and ensured
coordinated care.

¢ Preventing Recidivism: The model reduced returns to homelessness by offering
sustained, individualized support.

¢ Collaboration with Local Resources: We worked alongside local social services,
educational institutions, and employment supports to strengthen outcomes for residents.

This integrated approach provided a comprehensive and adaptive response to the complex
challenges faced by young individuals, addressing immediate, transitional, and long-term
needs while supporting stability and independence.

Compliance with Regulations:

We ensured that all operations adhered to relevant regulations and guidelines set forth by
the City of Brandon and the Government of Manitoba. The safety, security, and well-being
of participants and the surrounding community remained a top priority.

Community Engagement:

As aresponsible organization, we maintained positive relationships with the community by
engaging with neighbours, addressing concerns, and providing regular updates through
open communication.

Our primary objective was to create a safe and secure environment for youth aged 16-26.
We recognized that changes within a neighbourhood could raise concerns and addressed
this through a comprehensive safety approach.

Security Measures:

Ensuring the safety of residents, staff, and neighbours remained our highest priority. The
location contributed to safety, being approximately 400 meters from the Brandon Police
Service and 50 meters from Victoria Avenue, a major thoroughfare.

Additionally, we implemented the following measures:

1. Camera surveillance systems were installed to monitor the premises and deter
potentialissues.
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2. A minimum staffing level of two personnel was maintained at all times to ensure a
responsive and supervised environment. Staff were trained in Non-Violent Crisis
Intervention, Violent Threat Risk Assessment, and CPR/First Aid.

3. Emergency panic buttons were installed throughout the facility to allow immediate
response to emergencies.

4. Monitored fire alarm and suppression systems were installed in compliance with
Fire Code regulations.

5. Secure storage areas were provided for residents’ belongings to ensure safety and
prevent exposure to risks.

We appreciated the guidance and support of the Planning and Buildings Department in
ensuring compliant operation.

Thank you for your attention to this matter and for your collaboration in supporting a safer
community for youth.

Sincerely,

Richard Greer

BFC YSL Hostel Coordinator

Brandon Friendship Housing Authority

Attachment A - 6



Conditional Use Application (C-04-26) - 450 12th Street
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Conditional Use Application C-04-26
450 12th Street

LOT 3 BLOCK 12 PLAN 2 BLTO

IN SW 1/4 23-10-19 WPM

20 40 Meters

I
80 160 Feet

O —rT O
-

LEGEND
@ Affected Lot

Planning & Buildings
Department

s/ City of

BRANI2N

Map Created: 6/1/2026
Revised:

Attachment A - 8




7861.3 ——I—— 6781.8 j{

|—q—
(4]

21336

2794.0 I

y188.2

b 5532 ———=

l—— 4064.0—9=]]

7366,

=

- 8115.3 -
1648.2 3429.6
A876.8 *
- 438.4
| 8001.0 — =) R
e e . o
i =IE'| .wr.a. - DRAWN TR N T FATALS v
O 4500 PACTIONA 1 (CHECRED TILE
SURFALE H'*I)-llvf_ pre—
OO NOT SCALE DRAWIMG
.lllmbt::?...:: ::I::I:I O AT RIAL FIKISH -IIA - -
@‘Eﬂ “q100 [ 1 of 1
2 | 1
Attachment A - 9



Shelter Space
21.6 M?

24 hr. Safe Space

27.76 MP

Washroom

p—
Fireplace
Kitch
Office lccnen
Meeting Rm
UNLESS OTHERWISE SPECIFIED, NAME DATE
DIMENSIONS ARE IN INCHES
XX = 4.0 DRAWN
XK = £.00- ANGULAR = # © TRENTON ZAZALAK 02/09/2024
XXK(= £.000-  FRACTIONAL=3  [Z2mmr pr—
SURFACE FINISH
\/_ APPROVED
DO NOT SCALE DRAWING
BREAK ALL SHARP EDGES AND
REMOVE BURRS SIZE DWG NO. REV.
THIRD ANGLE PROJECTION MATERIAL FINISH
+ I SCALE . WEIGHT SHEET
tarhiment A - 10 1:100 1of1

1




Public Outreach and Community Engagement

Over the past year, Youth Safe Lodge has continued to make efforts to build positive
relationships with the residents and families in the surrounding neighbourhood.

As part of our community outreach efforts, a yearly Youth Safe Lodge newsletter
highlighting the activities, programming, services, and accomplishments of the Lodge over
the past year was prepared and delivered to all addresses within a two-block radius of the
facility. This provided an opportunity to keep our immediate neighbours informed about the
work taking place at the Lodge and the positive impact the program has on local youth and
the broader community.

Youth Safe Lodge also hosted a community BBQ the second week in July, extending
invitations to residents living on our block and the neighbouring blocks. The event was
attended by four different local families and provided an informal opportunity for staff and
community members to meet, socialize, and discuss the Lodge and its role within the
neighbourhood.

Through ongoing informal conversations with neighbourhood residents, feedback has
generally been positive. Residents have indicated that they consider Youth Safe Lodge to be
good neighbours and have expressed an understanding of the nature of the work being done
at the facility. Some residents have noted that there are occasional outbursts or disturbances
involving Lodge guests, but these have generally been understood within the context of the
population we serve.

Youth Safe Lodge recognizes that being a good community partner requires ongoing
communication, responsiveness, and transparency. We will continue to engage with our
neighbours and seek opportunities to strengthen these relationships while ensuring that the
Lodge remains a safe and supportive environment for the youth who access our services..

il

Richard Greer
Safe Lodge Coordinator

Brandon Friendship Centre
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Brandon Friendship Centre

YOUTH SAFE
LODGE

ABOUT US

Our Den provides a vital stepping stone for youth by offering a non-judgmental space where they
feel safe, supported, and genuinely valued. It creates an environment where young people can
begin to build trust, access supports, and take meaningful steps toward stability and
independence.

Having the Youth Safe Lodge within the neighbourhood has played an important role in
strengthening our community as a whole. Its presence has allowed us to more effectively respond
to the needs of local youth, enhance and support our existing initiatives, and help fill critical gaps
in services that many young people continue to face. We have also withessed meaningful growth
in many of the youth and young adults who access the Lodge, as they are able to connect with
consistent support, build positive relationships, and develop the skills needed to move forward in
a healthy and sustainable way.

“Im grateful for the love and support | recieved from here”
YSL Guest -19 years old

YOUR NEIGHBOURHOOD HAS HELPED SUPPORT

Feed and Cloth Youth and — 12

Youth and Young Adults connect
Young Adults to help them on d to Mental Healt% Service
e, oo & Addiction Supports
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sriendshy,

\ 23 Interested to know more?
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in to stable housing
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Since 196°

@ 450lodgecrew@brandonfc.ca
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