AGENDA
Meeting of the Corman Park - Saskatoon District Planning Commission
Wednesday, March 1, 2017 at 11:45 a.m.
Page
Agenda Item
Application
Number
1. Call the Meeting to Order
2. Approval of the Agenda
3. Approval of the Minutes of December 14, 2016 Meeting

Attached

4. Business Arising from the Minutes
a)

Agricultural Capability and Single Parcel Country Residential
Subdivisions – New Update

2

b)

Five Yard Sites Per Quarter Section – New Update

2

c)

Textual Amendment – District OCP & Zoning Bylaw – Removal
of Septic Utility Requirements

3

d)

District Interim Development Strategy

4

e)

Proposed Partnership – Legislative Amendments – Servicing
Fees – New Update

6

f)

Grasswood Mixed Use Market Impact Study – New Update

7

g)

Saskatoon North Partnership for Growth (P4G) Update – New
Update

9

5. Rezoning Application(s)
a)

None

-

6. Rezoning & Subdivision Application(s)
a)

None

-

7. Subdivision Application(s)
a)

Islamic Association of Saskatchewan – Pcl. ‘H’, SW 16-36-4-W3

10

8. Discretionary Use Application(s)
a)

Carson Hansen - Lot 16, Blk 1, NW 14-36-6-W3 – Home Based
Business

31

9. Textual Amendments
a)

None

-

10. Other
a)

Jason Tratch, Proteus Water - Delegation

11. Adjournment

43
43

DELEGATIONS: Item 10.a) Jason Tratch, Proteus Water
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4.

Business Arising from the Minutes:

a) Agricultural Capability and Single Parcel Country Residential Subdivisions
At its April 4, 2012 meeting the Commission discussed the role of agricultural capability in the
location of single parcel country residential subdivisions. Administration indicated that this is
going be looked at during the review of the policy of Corman Park as a whole. The outcome of
this review could direct discussion on this subject within the District.
In an effort to clean up some of the Business Arising from the Minutes in 2017, this item was
revisited by R.M. Administration. For review the section of the District Official Community Plan
(DOCP) of concern was section 5.4.5 and that applications were being approved on prime
agricultural lands instead of marginal lands.
“5.

Single parcel country residential subdivisions shall be encouraged to locate:
a. on lands having “marginal” soil capability as defined by the Canada Land
Inventory (CLI) Soil Class Rating System or where sufficient evidence is provided
to show that the lands proposed for subdivision are incapable of cultivation or the
production of forage crops; and
b. contiguous to an existing country residential or agricultural residential building
site to minimize the fragmentation of agricultural lands.”

When reviewing subdivision applications, R.M. Administration reviews Canada Land Inventory
(CLI) Soil Class Ratings for the property. Prime agricultural lands are those considered classes
1-3; while marginal are 4-7. An analysis of the site is also done looking at the location of the
proposed subdivision relative to agricultural production or agricultural residential development
on the site.
In many cases the applicant will propose subdivision in an area that maximizes agricultural
production on their parcel. However, there are some instances where the proposal does
fragment cultivated lands but there is no option to revise the proposal.
Furthermore, the language used in section 5.4.5 of the DOCP is encouraging; it is not a ‘shall’
statement that requires a subdivision to be located on marginal lands. The review of this policy
is one of many reviewed in the DOCP to ensure the site is suitable for subdivision but it does
limit subdivision to only locate on parcels that are deemed marginal production.
Over the years, R.M. Administration has been more consistent in their review and
acknowledgment of policy deficiencies. If a proposal is located on prime lands, the applicant is
asked to justify their proposal in light of the policy. The Commission should have no concerns
continuing to review and analyze applications located on prime agricultural lands; no policy
amendments are recommended and this item should be removed from Business Arising.
b) Five Yard Sites Per Quarter Section
At the Aug. 8, 2012 meeting of the Commission, Reeve Henry informed the Commission that
the R.M. Council would like the Commission to consider a policy amendment to the single
parcel country residential subdivision sections. The amendments would bring the District policy
in line with the proposed changes in the policy proposed to be adopted in the rest of the R.M.
The key change of this policy is increasing the number of yard sites allowed on a ¼ section from
two to five and on 80 acres from one to three.
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Ministerial approval of bylaws 25/14 and 26/14 was received on March 20, 2015. Part of the
bylaws included an exclusion area, that encompassed the District as well as the P4G Study
Area boundaries, where the increase in density will not be allowed at this time. The
Commission requested that this item remain Business Arising from the Minutes as part of the
ongoing P4G process and discussions.
In an effort to clean up some of the Business Arising from the Minutes in 2017, this item was
revisited by R.M. Administration in light of the Saskatoon North Partnership for Growth (P4G)
Regional Plan.
The most recent materials presented publically for feedback, indicate that the P4G will be
administered by an expanded Planning District covering a larger area. While the exact details
are currently being discussed it is expected that the P4G Regional Plan will replace the current
DOCP at some time in the future.
Draft policies on residential subdivision in all of the P4G land use categories has been identified
ranging from two yard sites per quarter section in commercial/industrial areas, to four per
quarter allowed in longer term urban residential areas to five per quarter allowed in agricultural
areas. Some of these land uses will encompass areas within the current Planning District
where only two per quarter is allowed.
Given that the P4G Regional Plan is still draft there are no bylaw amendments proposed at this
time. Approval and implementation of the P4G Regional Plan is still being discussed however
Administrations will update the Commission if there is an appropriate time in the future to revisit
the need for bylaw amendments.
c) Textual Amendment – District OCP & Zoning Bylaw – Removal of Septic Utility
Requirements
R.M. Council reconsidered amending the policy regarding the removal of septic utility
requirements. At the Oct. 21, 2013 Council meeting a motion was passed that directed
Administration to prepare a bylaw for First Reading to provide for increased flexibility and
discretion to Council in requiring that a homeowner’s association be formed as a condition of
approval on multi-parcel country residential development.
The proposed bylaws were on the Nov. 6, 2013 agenda however concerns were raised by the
City of Saskatoon to put the requirements in the District Official Community Plan (DOCP), or
better link the DOCP and District Zoning Bylaw policies together more effectively. The
Commission requested that the two Administrations work together to discuss some potential
options to present at a future meeting.
The Administrations have reviewed potential options with legal counsel. The City Administration
initially proposed an option where the jointly-adopted DOCP, rather than the singly-adopted
District Zoning Bylaw, would contain the standards for where septic utilities would be required.
In the proposal the R.M. and the City would jointly decide whether wastewater system
monitoring would be required for a particular development.
This option was presented to the R.M.’s Planning Committee at its Feb. 10, 2014 meeting. The
R.M.’s Planning Committee directed the R.M. Administration to proceed with the bylaw
amendments that had been drafted in Nov. 2013, other than replacing the term “homeowner’s
association” with “organization”.
DPC Meeting, March 1, 2017

Page 3

The City Administration considered this feedback and presented a second option that would
retain the standards in the jointly-adopted DOCP, but remove the City from the decision on
whether or not wastewater system monitoring would be required for a particular development.
Instead, this decision would be made by the R.M. Administration, relying on the advice of
appropriate provincial regulatory agencies and/or qualified professionals.
The bylaw amendments were discussed with the R.M.’s Planning Committee on Mar. 10, 2014,
where the City Administration provided further information about the City’s raw water intake and
its importance to the water supply system for the region.
At the Mar. 17, 2014 R.M. Council meeting, a motion was passed that Council support the City
of Saskatoon’s proposed amendments to the DOCP and Zoning Bylaw subject to confirmation
from the Saskatoon Health Region on the implementation of the policy.
R.M. Administration has discussed this option with the Saskatoon Health Region (SHR). The
SHR supports monitoring as a general best practice, but cannot officially recommend monitoring
for a specific development due to their legislated authority.
The Administrations met with Community Planning on April 29, 2014 to discuss the proposed
amendments. We are currently receiving legal advice on the changes and expect to report back
at an upcoming meeting with revisions.
In an effort to clean up some of the Business Arising from the Minutes in 2017, this item will be
revisited by R.M. Administration for an upcoming meeting.
d) District Interim Development Strategy
At the November 6, 2013 meeting, the R.M. Administration gave notice for an amendment the
R.M. Council requested to increase maximum square footage allowed for commercial and
industrial buildings as they cannot be larger than 35,000 square feet.
At the March 5, 2014 DPC meeting Bylaw 04/14 was presented to remove the 35,000 sq. foot
size limitation for a number of commercial uses in the Planning District. The DPC supported
First Reading, however it was not unanimous. Both Administrations and the DPC members
acknowledged that more discussions need to occur between the R.M. and City of Saskatoon on
removing the square footage limitations in the Planning District. It was suggested that
alternatives should be explored between the two parties before a bylaw is passed that may
contravene the District Official Community Plan (DOCP); it was acknowledged that the policies
set in 2010 may not be appropriate for our current state of development in the region and the
two Councils should reconsider the overarching policies in the DOCP to provide more
opportunity in the Planning District for new forms of development.
At the March 17, 2014 R.M. Council meeting a motion was passed that Council defer the First
Reading of Bylaw 04/14 to allow for additional discussions between the R.M. and City of
Saskatoon.
On May 7, 2014 the Administrations met to discuss the Interim Development Strategy which this
proposed amendment would be a part of. Research is underway as to how other Districts
and/or regions across the country dealt with this issue as they developed Regional Plans.
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The Interim Development Strategy is expected to be presented in late fall/early winter; an incamera update was provided at the September 3 DPC meeting.
An in-camera update was provided at the November 21, 2014 meeting. R.M. and City
Administrations also took the information in-camera to their respective Planning and Executive
Committees for comment. The two Administrations met in January 2015 to share information
and comments received and make some changes to the draft amendments based on the
discussions.
A verbal in-camera update on the Interim Development Strategy was given at the February 4,
2015 DPC meeting.
The Administrations have outlined the proposed Interim Development Strategy amendments for
the DPC to support at their April 8, 2015 meeting. The amendments include both textual and
mapping amendments to support new developments in the Planning District. The proposed
amendments are based on the following policy approach:
a)
balancing the needs and interests of both municipalities to continue to attract
economic growth;
b)
consistency with the proposed land use, phasing, and servicing identified in the
Concept Plans for the Planning District;
c)
consideration of both municipalities’ growth plans: the City recognizes the RM’s
desire for alternative growth models, particularly south, southwest, and southeast
of City limits; concurrently, the City is interested in further long-term urban growth
north, west, and east of City limits; and
d)
consideration of servicing and infrastructure impacts.
City Executive Committee endorsed the recommendation to request advertising approval of the
bylaws at their April 20, 2015 meeting; it was anticipated that this recommendation would have
gone to the City Council meeting on April 27, 2015. However R.M. Council considered the
proposed amendments at their April 20, 2015 meeting but the proposed bylaw amendments
were deferred to have additional discussions with the City of Saskatoon on the impacts of the
bylaws given the proposed changes in approach to development in the Planning District.
At the May 11 R.M. Planning Committee meeting, Galen Heinrichs, Water & Sewer Engineering
Manager with the City of Saskatoon attended the Planning Committee meeting to make a
presentation on regional water and sewer servicing. Alan Wallace, Director of Planning, Laura
Hartney, Regional Planning Manager and additional planning staff from the City of Saskatoon
also attended to discuss the implications of the bylaws with the Committee.
The R.M. wanted to pursue amendments to the Future Land Use Map for the industrial
designations but had some concerns with the requirements surrounding designing for and
connecting to centralized servicing. At the July 13 R.M. Planning Committee meeting additional
discussions are took place with the City and R.M. regarding revisions to the proposed
amendments.
Following the discussions at the R.M. Planning Committee meeting, the R.M. was concerned
with the impacts of the broad policy amendments related to agreements and payments for
centralized municipal services since the City is still unsure at this time as to what areas may be
serviced in the future.
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At the July 20 R.M. Council meeting, Council gave First Reading to the Bylaws but made a
revision to have developments design for centralized services in the future but remove
references to agreements and payments.
As per discussions at the May R.M. Planning Committee meeting all references to the
Grasswood Mixed Use Node are deleted from the proposed amendments. It was agreed
between two Administrations and R.M. Council that the Grasswood Mixed Use Node portions of
the amendments will be delayed until after the Market Impact Study is completed
Mapping amendments included industrial lands, residential lands (extension of Greenbryre) and
additional Future Growth Sector lands (the lands that are part of the 2015 boundary alteration).
The residential and Future Growth Sector lands are considered housekeeping amendments and
are consistent with what was previously proposed in the amendments.
Since the proposed amendments require the approval of both R.M. and City Councils, a request
for a complimentary resolution will be forwarded to City Council.
The R.M. deferred Second and Third Readings of the bylaws at their August 17, 2015 for further
discussion at R.M. Planning Committee.
At the September 21, 2015 R.M. Council Meeting a motion was made to send a letter to City of
Saskatoon Council on behalf of Reeve Harwood regarding a joint meeting between Councils to
be hosted by the R.M. to discuss a number of Regional and District Planning topics such as
Future Land Use Map amendments, regional servicing, direct and off-site levies, transitional
development, etc. A letter has been sent to the City and initial communications with R.M.
Administration and the City Clerk’s Office have occurred.
A discussion between R.M. and City Councils was held on April 18, 2016 where a number of
District Planning issues were discussed. R.M. Administration noted that it was beneficial and
could become an annual meeting as it is an opportunity for both Administrations to bring forward
items to discuss.
There is nothing new to report for this meeting.
e) Proposed Partnership – Legislative Amendments – Servicing Fees
At the November 6, 2013 meeting, the Commission discussed the challenges and opportunities
to proposed legislative amendments that would allow the R.M. and City to more effectively work
together on servicing and development issues in urban future growth areas. The Commission
encouraged the R.M. Council to join with adjacent municipalities in the region to negotiate an
appropriate change to development levies (off-site levies) on new developments.
A letter (dated January 5, 2015) was received to the City of Saskatoon from Mr. Keith
Comstock, Assistant Deputy Minister, Municipal Relations & Northern Engagement, Ministry of
Government Relations with a request for input on potential amendments to The Planning and
Development Act, 2007 (PDA). A consultation meeting related to potential PDA amendments
was held by the Ministry of Government Relations on January 15, 2015 and attended by both
Planning Directors from the City and R.M.
The Saskatoon North Partnership for Growth (P4G) member municipalities are proposing two
amendments to the PDA and have written a letter in response to Mr. Comstock’s letter asking
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that they be included in the Ministry of Government Relations’ review. A letter signed by the city
managers/administrators of the R.M., the Cities of Saskatoon, Warman and Martensville, and
the Town of Osler will be sent to the Ministry shortly for consideration in their review process.
The P4G are seeking amendments related to flexibility in collecting urban servicing agreement
fees and development levies for off-site services and implementation of the Regional Plan.
Administrations along with the P4G Project Manager, Christine Gutmann, presented a verbal
update on the requested amendments at the February 4, 2015 DPC meeting.
The Ministry of Government Relations is undertaking preliminary consultation with stakeholders
to obtain feedback on prospective amendments to The Planning and Development Act, 2007.
Servicing and regional planning are two of the main topic areas that the government is seeking
feedback on. Both R.M. and City representatives have been invited to participate in stakeholder
meetings.
Both R.M. and City representatives participated in stakeholder meetings on September 24 and
October 12, 2016 with the Ministry. The amendment process is expected to take a year to
complete with more engagement sessions during the process.
The Ministry provided a number of possible options for addressing the main topic areas; the
deadline for comments was December 23, 2016. Both the R.M. and City have responded to the
options and a joint letter has been submitted by the P4G. Some of the options included
encouraging voluntary regional planning with incentives including a regional servicing
framework, considering mandatory regional planning for city regions, considering mandatory
regional planning cross the province, improving the ability to collect regional, inter-municipal
servicing fees, improving the naming system of regional planning options, changing municipal
reserve and school site provisions and planning in proximity to railway operations.
More information will be presented to the Commission when it comes available; there is nothing
new to report for this meeting.
f) Grasswood Mixed Use Market Impact Study
As part of the proposed District Interim Development Strategy the RM and City have released a
Request for Proposals (RFP) for a Market Impact Study for a proposed Grasswood Mixed Use
Node.
The Market Impact Study will:
a) identify the amount and type of development (commercial, residential, institutional)
needed to meet projected growth while ensuring the viability of the Region’s existing
markets is not compromised;
b) identify a maximum square footage for commercial development in the Grasswood
Mixed Use Node;
c) identify a phasing strategy for development in the Grasswood Mixed-Use Node; and,
d) identify requirements for future Market Impact Assessments for proposed new
development in the Grasswood Mixed Use Node.
The study will consider existing development approvals in the area as well as development
proposals. The development goals of the First Nations communities within the study area will
also be taken into consideration.
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A total of nine (9) proposals were received by the closing of the RFP on March 16, 2015. The
Evaluation Team reviewed the proposals and recommended that Cushing Terrell Architecture
Inc. along with their sub-consultant Preferred Choice Development Strategists be awarded the
contract. R.M. Council supported the recommendation to award the contract and enter into a
Consulting Services Agreement at their April 20, 2015 Council meeting. The contract
documents were executed on May 15, 2015. A Kick off meeting was held with the Steering
Committee on May 1, 2015 to initiate the project.
A meeting was held on June 23, 2015 with the consultants and Steering Committee. This was a
progress update, including an understanding of the research methodology being utilized to
gather qualitative, quantitative, and statistical data. Completed research includes defining the
characteristics of the area, stakeholder engagement, population projections, current market
trends, and best practices throughout North America.
A teleconference with the consultants and the Steering Committee was held on July 22, 2015.
This meeting introduced the group to the draft report including an extended build out timeline up
to the year 2050. This timeline extension is based off the available land supply relative to the
demands in addition to the impacts that changes to the Saskatoon Perimeter Highway
alignment could have on the Grasswood area and the adjacent First Nation lands. This draft
report has been coordinated with the P4G regional planning group; utilizing similar terminology
and future land use objectives/strategies.
A qualitative and quantitative analysis has been undertaken on a number of sectors including
retail commercial, suburban office space, hotel demand, light industrial, mixed use, residential,
and the appropriate implementation phasing based on a “soft” build out. Discussion also
included the reasoning behind the geographic boundaries of the market study area. The
consultants suggested that it may be appropriate to extend the boundaries by two quarter
sections to the boundary of the Planning District in the south.
The next steps of the study include; ongoing stakeholder engagement, finalizing the phasing
strategy, identifying maximum square footages, finalizing land use maps, and finalizing the final
report and presentation for the September 9 DPC meeting.
A draft final report has been received and is currently under review by the Steering Committee.
There will be a presentation from the consultants at the September 9, 2015 DPC meeting
summarizing and showcasing the findings, statistical data and recommendations of the Market
Impact Study. A hard copy of the PowerPoint presentation will be made available to the
Commission at the meeting. Feedback from the DPC and Steering Committee will be
incorporated into the final report and will be provided at a later DPC meeting for acceptance.
Following the September 9, 2015 presentation from the consultants, comments from the
Steering Committee on the final draft of the report were provided to CTA. New information on
the Perimeter Highway alignments have been circulated to CTA for consideration in the final
report. Consideration of moving the boundary of the Study Area will also be provided in the final
report.
A final copy of the report was submitted to the Steering Committee for comment during the last
week of October. A conference call with CTA was held in March to discuss the outstanding
comments from the Steering Committee and inform the consultant on some P4G and other
regional updates that may affect the study.
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The Final Report was expected to be circulated to the Commission for acceptance at the
September meeting; that timeline has been extended by the Administrations due to regional and
district planning considerations as it related to implementation.
An Open House was expected for the Saskatoon Freeway which would have had an impact on
finalizing the Market Study however the Open House was put on hold by the Ministry of
Highways & Infrastructure. Administrations have refocused attention on this project is an effort
to complete the project even without this information.
g) Saskatoon North Partnership for Growth (P4G) Update
At the June 6, 2016 meeting, an item was added to the Business Arising section of the DPC
agenda as an ongoing update. The P4G group, made up of the Regional Oversight Committee
(ROC) and the Planning and Administration Committee (PAC), has been working to complete a
Regional Plan that will allow for the member municipalities to coordinate growth in the region in
an efficient and proactive manner. O2 Planning + Design is the consultant that has been
retained to complete this project.
Since the February 9, 2016 open house and engagement sessions, the P4G has been
discussing potential changes to the draft Regional Land Use Map and draft Land Use
Categories based on the feedback received. An extension to the project to April 2017 was als o
endorsed by P4G.
At its June 23, 2016 meeting, the ROC passed a resolution to support “5 per ¼ or 3 per 80
acres” subdivision and development in specific areas with the P4G boundary in advance of the
completion of the Regional Plan. Letters of support from the P4G Chair as well as the individual
municipalities were forwarded to the Ministry of Government Relations along with the Bylaw
package for Ministerial approval. Ministerial approval on the Bylaw was received on November
1, 2016 therefore additional subdivision and development is allowed in some areas within the
P4G study area at this time. None of the areas are within the Corman Park-Saskatoon Planning
District.
A number of topics for the Regional Plan are currently being discussed by the ROC and PAC to
ensure that policies within the plan are supported by all member municipalities. Some of the
areas under review are related to governance, interim development, servicing strategy, First
Nations engagement, as well as discussions related to Plan implementation.
On January 24, 2017, a stakeholder meeting with the consultant and DPC was held at the
Wanuskewin Heritage Park prior to an Open House which updated the public on the Plan
including changes that have been made in response to comments received through prior public
engagement sessions.
Approximately 315 people attended the P4G Open House with 75 representatives from various
stakeholder groups participating in targeted information sessions including the DPC, First
Nations, service providers, environmental groups, developers, and municipal/provincial
representatives.
An engagement period was open after the Open House, and closed on February 24, 2017.
Updated engagement information will be provided to ROC at their March 31, 2017 meeting.
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The PAC has also provided comments on the draft policies for the Regional Plan. Continued
discussions on servicing and implementation will be done over the coming months as the
project wraps up at the end of April 2017.
The P4G 2016 Annual Report is attached. The Annual Report provides an overview of the
P4G’s ongoing work including information about the Regional Plan process, 2016 achievements
as well as anticipated 2017 milestones; and, the 2016 project financial report. This document is
to be accepted by the District Planning Commission as information received.
More information will be provided to the DPC as aspects of the plan are developed further. The
project website is www.partnershipforgrowth.ca.
5.

Rezoning Applications(s):

None
6.

Rezoning & Subdivision Applications(s):

None
7.

Subdivision Application(s):

a) SUBDIVISION 61-2016
Owner/Applicant:
Legal Land Description:
Council Division:

Islamic Association of Saskatchewan
Pcl. ‘H’, SW 16-36-4-W3
1

1. Proposed Development:

Subdivision

2. Commission Recommendation:
“That the application of the Islamic Association of Saskatchewan to subdivide a 2.06 ha
(5.09 acre) parcel from Parcel ‘H’, Plan 95S38867 Ext 1, SW 16-36-4-W3 for the purpose of
creating separate titles for the previously approved Community Facilities consisting of a
mosque and school as shown on the Plan of Proposed Subdivision submitted by Webb
Surveys dated September 7, 2016 be APPROVED subject to:
i.
The applicant being solely responsible for all the costs associated with the
subdivision, including for the provision of municipal reserve in the form of cash-inlieu;
ii.
Obtaining the necessary approvals and complying with the requirements and
recommendations of all government ministries and agencies including but not limited
to the Water Security Agency and the Ministry of Highways and Infrastructure;
iii.
The construction of any buildings on the site shall require the approval of a
development permit and building permit from the R.M. of Corman Park;
iv.
Any new construction should be built to a safe building elevation of 517.38 m as
established by the Water Security Agency;
v.
If a service road is required by the Ministry of Highways and Infrastructure, the
applicant entering into a servicing agreement with the Municipality to address the
construction and maintenance of the service road;
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vi.

vii.

Any permanent development within 90 metres of the highway right-of-way requires a
permit from the Ministry of Highways and Infrastructure. Minimum setback from the
existing roadway centerline is 60 metres for homes and 55 metres for trees, shrubs,
and commercial development; and
Any new access to Patience Lake Road (Highway No. 394) will require a permit from
the Ministry of Highways and Infrastructure.”

3. Summary:
 The subject site is currently zoned D-Agricultural 1 District (DAG1) and is 4.95 ha (12.2
acres);
 At their April 18, 2016 meeting Council approved a Community Facility comprising a
school and mosque on this site;
 The applicant would like to subdivide the parcel creating a 2.06 ha (5.09 acre) parcel for
the school, with the remaining 2.89 ha (7.11 acres) to be the site of the mosque;
 Access to the site is from Patience Lake Highway (Highway No. 394);
 The application does not meet the requirements of the Corman Park-Saskatoon Official
Community Plan and Zoning Bylaw.
 The subdivision contravenes section 4.6.1 of the District Official Community Plan
(DOCP). As the two uses were previously approved as one Community Facility, are
closely associated with one another and fragmented parcels policies would allow for the
subdivision if it were residential, a recommendation for approval has been presented.
See section 11 for more information and alternative options.
4. Bylaw Compliance:
Corman Park-Saskatoon Planning District Official Community Plan:
Section
Policy
Within this section of the OCP a quarter section is
allowed a maximum of two residential sites or
discretionary uses. Once subdivided into 80 acre parcels
the parcel is allowed one residential site or discretionary
use. The proposed subdivision would create two sites to
be used for discretionary uses.

4.6.1.d)

This subdivision would create two separate discretionary
use sites, one for the school and one for the mosque.
Although these will be two separate uses they were
previously approved under the same discretionary use
application and will serve as Community Facilities for the
same organization, the Islamic Association of
Saskatchewan. The two uses are associated with each
other, sharing parking facilities, sports and playground
areas.

Compliance

No

There is no development on the balance of the quarter
section. Although the two uses on the quarter section do
not contravene the policies it is typical practice to
consider development capability of the entire quarter
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section.
While the site is not proposed for residential use, the
DOCP does allow for a fragmented parcel policy; had this
been a residential application the proposal could have
been considered under these policies.

5.5.2

The site, due to its location and characteristics is
incapable of cultivation as per a review of aerial imagery.
Agricultural operations on adjacent properties will not be
impacted. The property has a Canada Land Inventory
(CLI) Soil Class Rating of 4 which is considered
marginal.

Yes

Each parcel contains 1 ha (2.47 acres) of contiguous
developable land for a building site and can
accommodate on-site sewage disposal and water
services.
While this section of the DOCP does not specifically
apply; the proposed application would not contravene the
intent of this section of the DOCP.

8.2.1

8.2.3

8.2.4

There are no new roadways required to be constructed to
serve the proposed subdivision. Access to the parcel is
from Patience Lake Highway (Highway No. 394). The
applicant has entered into an agreement with the Ministry
of Highways and Infrastructure (MHI) regarding access to
the site from the Highway.
A Traffic Impact Assessment (TIA) was submitted as part
of the application and approved by MHI.
The applicant has entered into a Partnering Agreement
with MHI regarding the upgrades recommended in the
TIA that forms part of the CDR submitted by the
applicant.

Yes

Yes

Yes

If the applicant cannot meet the conditions of the
Partnering Agreement MHI will require a service road
dedication.

Corman Park-Saskatoon Planning District Zoning Bylaw:
Section
Policy
The subject property is not deemed to be
environmentally or heritage sensitive as determined by
3.7
the Ministry of Environment and the Heritage Branch of
the Ministry of Tourism, Parks, Culture and Sport.
3.16

The CDR submitted with the application included a

DPC Meeting, March 1, 2017

Compliance
Yes

Yes
Page 12

section on storm water management. The Water Security
Agency (WSA) reviewed the storm water management
plan and had no concerns with the development.
WSA has provided a Safe Building Elevation (SBE) of
517.38m. Any proposed buildings on the new parcels
must be built to the SBE.

3.20

3.21.1

3.21.4

3.21.12

The site plan provided at the time of discretionary use
approval provides adequate parking stalls on each parcel
to meet the requirements of the District Zoning Bylaw.
The applicant has entered into a Partnering Agreement
with MHI regarding the upgrades recommended in the
TIA that forms part of the CDR submitted by the
applicant.
If the applicant cannot meet the conditions of the
Partnering Agreement MHI will require a service road
dedication.
The subject property maintains legal and physical access
to Patience Lake Highway (Highway No. 394).
The CDR provided for the discretionary use application
includes confirmation from the Lost River Water Utility
that it is able to accommodate the proposed
development on its system.

Schedule C: D-Agricultural 1 District (DAG1)
Section
Policy
A Community Facility is a discretionary use in the DAG1
3.4
District.
8

Both the proposed parcel ‘K’ and the remnant of Parcel
‘H’ are larger than the minimum site area of 1 ha.

Yes

Yes

Yes

Yes

Compliance
Yes
Yes

5. Interdepartmental Implications:
The Director of Public Works reviewed the application and provided comments that if the
requirements of the Partnering Agreement between the applicant and MHI cannot be met
any required service road would have to be constructed and maintained by the applicant.
6. Financial Implications:
The applicant shall be responsible for all fees associated with the subdivision including a
cash-in-lieu payment to address the Municipal Reserve requirements.
7. Legal Implications:
If a service road is required a servicing agreement will be required to address the
construction and maintenance of this road.
DPC Meeting, March 1, 2017
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8. Alternative Options:
Council may defer consideration of the application pending a further review where required.
The recommendation is for approval subject to conditions. If the Commission and Council
do not feel that the proposed subdivision should proceed based on a contravention to
section 4.6.1d) of the DOCP, a motion for denial could be considered. As per section 228(1)
of The Planning & Development Act, 2007 any subdivision that is denied can be appealed to
the Saskatchewan Municipal Board.
9. Public Consultation Summary:

N/A

10. Regulatory Correspondence:
Water Security Agency (WSA): The CDR submitted with the discretionary use application
included a section on storm water management. WSA reviewed the storm water
management plan and had no concerns with the development.
WSA has provided a Safe Building Elevation (SBE) of 517.38m. Any proposed buildings on
the new parcels must be built to the SBE.
WSA also provided comments regarding the water and sewage services proposed to the
site. They had no concerns with the proposal but did want the applicant to be aware of the
possibility of not being able to maintain adequate chlorine residual from the water supply
pipeline. This is concern that would be dealt with as an operational item.
WSA comments have been attached to this report.
Ministry of Highways and Infrastructure (MHI): MHI reviewed the application and
provided the following comments:
Any permanent development within 90 metres of the highway right-of-way requires a permit
from MHI. Minimum setback from the existing roadway centerline is 60 metres for homes
and 55 metres for trees, shrubs, granaries, commercial development, etc.
Any new access to Patience Lake Road will require a permit from MHI.
As stated in the Partnering Agreement between the Ministry and the applicant, typically only
one approach is granted. Until the applicant meets the Ministry requirement a service road
dedication will be taken.
Section 184 of The Planning and Development Act, 2007, provides that where a proposed
subdivision abuts a provincial highway which is designated for future widening the design
shall make provision for dedicating title for such land as required by the approving authority
for highway widening. The 20 metres required for highway widening and/or service road
shall be dedicated on the proponent’s plan of survey.
MHI will not be responsible for the funding, construction or maintenance of the service road
as shown on the attached plan. Arrangements should be made between the development
proponent and the municipality to address the construction and maintenance of the service
road.
The applicant and MHI are in discussion regarding the requirements of the Partnering
Agreement. It is the applicant’s intention to meet these requirements so as not to require the
dedication of a service road.
DPC Meeting, March 1, 2017
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Full comments are attached to this report.
City of Saskatoon: The City of Saskatoon reviewed the application and had no concerns
with the application. This response is attached to the report.
11. Other Considerations:
This subdivision would create two separate discretionary use sites, one for the school and
one for the mosque. Although these will be two separate uses they were previously
approved under the same discretionary use application and will serve as Community
Facilities for the same organization, the Islamic Association of Saskatchewan. The two uses
are associated with each other, sharing parking facilities, sports and playground areas.
Within section 4.6.1.d) of the DOCP a quarter section is allowed a maximum of two
residential sites or discretionary uses. Once subdivided into 80 acre parcels the parcel is
allowed one residential site or discretionary use. The proposed subdivision would create two
sites to be used for discretionary uses contravening the DOCP.
However had this been a residential application, the proposal could have been considered
under section 5.5.2 being the fragmented parcel policy. Using these criteria in review of the
subdivision the application could be supported.
Based on this, the recommendation is for approval subject to conditions. If the Commission
and Council do not feel that the proposed subdivision should proceed based on a
contravention to section 4.6.1d), a motion for denial could be considered. As per section
228(1) of The Planning & Development Act, 2007 any subdivision that is denied can be
appealed to the Saskatchewan Municipal Board.
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Chad Watson
From: Al Keller [mailto:Al.Keller@wsask.ca]
Sent: Tuesday, February 14, 2017 2:10 PM
To: Ryan Karsgaard
Cc: Dukart, Shawn MA
Subject: RE: R0869-16S - RM of Corman Park No. 344 - SW 1/4 Section 16-36-4-W3M

Shawn and Ryan
Based on the information that has been submitted to WSA, the controlling point from a Safe building elevation point
will be the top of the railway tracks. Plans indicate that the top of the tracks are 517.08m so a safe building elevation
would be 517.38 for subdivision. I have attached a 2011 google earth image for your information.
If you have any questions don’t hesitate to contact me.
Al

Chad Watson
From:
Sent:
To:
Cc:
Subject:

Dukart, Shawn MA <shawn.dukart@gov.sk.ca>
December-22-16 12:07 PM
Chad Watson; Tom R. Webb
'rehman1@shaw.ca'; karsgaardr@ae.ca
RE: R0869-16S - RM of Corman Park No. 344 - SW 1/4 Section 16-36-4-W3M

Hi all,
I had a discussion with Lee Reinhart at WSA Environmental regarding his comments below.
“no concerns with this proposal, other than the possibility of not being able to maintain an adequate chlorine residual
from the water supply pipeline.”
In our conversation he advised they want to ensure proper measures are in place (flushouts, etc) to ensure that chlorine
residuals are maintained above the regulatory requirement throughout the entire system. It is an operational item but
he wants the client to be aware of it now rather than as an afterthought.
Regards,
Shawn Dukart
Government of Saskatchewan
Planning Consultant
Community Planning Branch, Ministry of Government Relations
Room 978, 122 ‐ 3rd Avenue North
Saskatoon, Saskatchewan S7K 2H6
Bus: (306) 933‐7883
Fax: (306) 933‐7720
CONFIDENTIALITY NOTICE:
This e-mail (and any attachment) was intended for a specific recipient. It may contain information that is privileged, confidential or exempt from disclosure. Any privilege
that exists is not waived. If you are not the intended recipient: do not copy it, distribute it to another person or use it for any other purpose, delete it and advise me by return email or telephone.

From: Lee Reinhart [mailto:Lee.Reinhart@wsask.ca]
Sent: Friday, November 18, 2016 3:30 PM
To: Neuert, Kelly WSA
Cc: Dukart, Shawn MA
Subject: RE: R0869-16S - RM of Corman Park No. 344 - SW 1/4 Section 16-36-4-W3M

Good Afternoon,
The Environmental and Municipal Management Services Division of the Water Security Agency will have no concerns
with this proposal, other than the possibility of not being able to maintain an adequate chlorine residual from the water
supply pipeline.
It is understood that potable water will be supplied to the facilities from a treated water pipeline system and that
sewage will be treated with an on‐site sewage system which will likely be regulated by the Ministry of Health.

We have a new Upset Report Line! Call 1‐844‐536‐9494 to report ALL water and wastewater upset conditions.
1

From: Dukart, Shawn MA [mailto:shawn.dukart@gov.sk.ca]
Sent: October-25-16 10:13 AM
To: 'landservices@saskenergy.com'; SaskTel Land; 'land@saskpower.com'; Roadside Central HI; Kelly Neuert; Cheryl
Hanson; Engele-Carter, Kari SktnHR
Subject: FW: R0869-16S - RM of Corman Park No. 344 - SW 1/4 Section 16-36-4-W3M

Good day,
Please accept this as a referral on this file. We appreciate any information you can provide.
I would like to provide some additional notes:
Background:
A Comprehensive Development Review (CDR) was prepared and submitted to the RM for a Community Facility
(school and mosque) on this site. RM approval (April 18, 2016) established Community Facilities as a permitted
use on Parcel H. Subdivision will permit community facilities on both proposed sites.
The CDR is available on the RM’s website but I will forward it to those individuals that may require it.
Sewage:
Kelly and Kari, the Comprehensive Development Review submitted to the RM indicates that a packaged sewage
system is proposed. The documentation indicates that the developer was in touch with WSA Environment and
based on the effluent flow rates the Saskatoon Health Region will provide approval. I am not sure if the
developer has been in touch with the Saskatoon Health Region yet.
Drainage:
Cheryl, the CDR indicated that a drainage plan for this development was submitted and approved by WSA. A
letter from Ron Crush was provided to the developers consultant (AE) on April 15, 2015 conforming no
approvals were required. It is contained in the CDR.
I have asked the developer to provide our office with a copy of the drainage plan and confirm that subdivision of
the land will not affect the drainage design proposed.
Highways:
The applicant submitted a TIA to your Ministry and has entered into a Partnering Agreement with MHI for upgrades.

Regards,
Shawn Dukart
Government of Saskatchewan
Planning Consultant
Community Planning Branch, Ministry of Government Relations
Room 978, 122 ‐ 3rd Avenue North
Saskatoon, Saskatchewan S7K 2H6
Bus: (306) 933‐7883
Fax: (306) 933‐7720
CONFIDENTIALITY NOTICE:
This e-mail (and any attachment) was intended for a specific recipient. It may contain information that is privileged, confidential or exempt from disclosure. Any privilege
that exists is not waived. If you are not the intended recipient: do not copy it, distribute it to another person or use it for any other purpose, delete it and advise me by return email or telephone.
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222 3rd Avenue North Saskatoon Saskatchewan S7K 0J5
Phone (306) 975-2645
Fax (306) 975-7712

November 4, 2016

Shawn Dukart, Community Planner
Ministry of Government Relations
Room 978, 122 3rd Avenue North
Saskatoon SK S7K 2H6
Dear Mr. Dukart:
Re:

Rural Municipality of Corman Park No. 344
Subdivision Application – Part of Parcel H, Reg’d Plan No. 95S38867,
SW ¼ Section 16-36-4 W3M
Our File No.: PL 4240-20

Thank you for forwarding this application to us for review. We understand that the
proposed subdivision is intended to create separate sites for the mosque and school, with
the original site being subdivided into two sites.
When the Discretionary Use Application was processed earlier in the year, there were a
number of outstanding issues raised by the City of Saskatoon (City). In discussions with
the Rural Municipality of Corman Park, we understand that the City’s previously noted
concerns regarding drainage and transportation have been addressed in the conditions
of approval.
As there are no plans for further subdivision or change in the intensity of the proposed
use, we have no concerns with the application.
Please let me know if you have any questions or concerns.
Yours truly,

Dana Kripki, Senior Planner – Regional Partnerships
Planning and Development Division (306-975-1432)
DK:lc
cc:

Rebecca Row, Director of Planning and Development, Rural Municipality of
Corman Park

8.

Discretionary Use Application(s):

DISCRETIONARY USE 87-2016
Owner/Applicant:
Legal Land Description:
Council Division:

Carson Hansen
Lot 16, Blk 1, NW 14-36-6-W3
4

1. Proposed Development:

Home Based Business

2. Commission Recommendation:
“That the application of Carson Hansen to establish a Home Based Business, consisting of
storage for vehicles related to a trenching and excavating business on Lot 16, Block 1, NW
14-36-6-W3 be APPROVED subject to:
i. The applicant being responsible for all of the costs associated with the Discretionary
Use application;
ii. The applicant entering into a development agreement to outline the operational
standards of the business when utilizing the property, and to secure the objectives of
the Corman Park-Saskatoon Planning District Zoning Bylaw;
iii. The number of employees shall not exceed two (2) persons other than the residents
of the residential dwelling employed in the Home Based Business;
iv. The hours of operation shall be Monday to Saturday, from 7:00a.m. to 6:00p.m.;
v. A separate development permit shall be applied for and approved for the placement
of a sign, if required;
vi. The use shall be valid only for the period of time the property is occupied by the
resident for such use. If the property is sold or rented to another person, a new
application must be applied for and approval obtained;
vii. Bylaw 65/16 receiving Ministerial approval from the Ministry of Government Relations
to rezone the property from D-Country Residential 1 District (DCR1) by contract to DCountry Residential 1 District (DCR1); and,
viii. The permit may be revoked at any time if, in the opinion of Council, the operation has
not met the regulations and standards applicable to Home Based Businesses
contained in the Corman Park-Saskatoon Planning District Zoning Bylaw, or the
special standards applied by Council at the time of approval.”
3. Summary:
 The subject property is comprised of 2.22 ha (5.48 acres) and the Commission may
recall hearing the application to rezone the property from D-Country Residential 1
District (DCR1) by contract to DCR1, as per Bylaw 65/16 at the December 14, 2016
meeting; the Bylaw was passed by R.M. Council on January 16, 2017 and is in the
process of receiving Ministerial Approval.
 Previously, a contract zoning agreement allowed for an industrial business to operate
from the subject property until December 21, 2014. Bylaw enforcement actions against
the property have resulted in the business being removed from the site.
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This application is to provide for the outdoor storage of vehicles and equipment
associated with the operations of a trenching and excavation business including two (2)
flat-deck trailers, mini bobcat, trencher, mini excavator, etc. All trenching and
excavating activities related to the business occur at off-site locations.
No new construction is being proposed with this application.
Hours of operation are proposed to be Monday to Saturday, from 7:00a.m. to 6:00p.m.,
during May to November; one truck and trailer with associated equipment are proposed
to make one (1) round trip to the site each day.
Equipment may have back-up alarms; the applicant will load equipment in the evening
and disengage back-up alarms while on the subject property, to alleviate noise to
adjacent landowners.
Access to the property is provided by Carmart Road (Range Road 3062), a municipally
maintained roadway with a 50 metre right-of-way.
The application meets the requirements as stated in the Corman Park-Saskatoon
Planning District Official Community Plan and Zoning Bylaw.

4. Bylaw Compliance:
Corman Park-Saskatoon Planning District Zoning Bylaw:
Section 4 – Standards of Development
Section
Policy
The proposed Home Based Business is subordinate and
incidental to the principal use of the site, as a resident
4.2.1.
occupied country residence.

Compliance

4.2.2.

No external advertising is currently proposed; should a
sign be requested, it will be in accordance with the
signage requirements of the DCR1 Zoning District.

Yes

4.2.3

The use is not expected to create or become a public
nuisance because all business activities will occur at offsite locations, aside from storage of vehicles. There is
one truck and trailer utilizing the site; as such traffic
associated with the operation is minimal.

Yes

4.2.4.

A resident of the dwelling will be employed in the Home
Based Business.

Yes

4.2.5.

Currently there are no employees aside from the
landowners proposed.

Yes

4.2.6.

It is not expected that the use will cause an increase in
the demand placed on utilities as the use is only for
equipment storage and does not require utility servicing.

Yes
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It is not expected that the use will generate substantially
more traffic than is normal for the district, as no clients
are proposed to visit the site, and no employees are
proposed at this time.
4.2.7.

Should employees be proposed at a later date; a
maximum of two (2) employees outside of the residents
will be permitted. Two (2) employees will not cause a
substantial increase in traffic, as they would be
accessing the site twice a day.

Yes

4.2.8.

There is no off-site parking proposed, nor will off-site
parking on Carmart Road (Range Road 3062) be
permitted. There is ample parking available on the
subject property.

Yes

4.2.10.

The equipment proposed to be stored at the subject
property may have back-up alarms; however the
applicant has noted that equipment will be loaded in the
evening, so as to not disrupt neighbours in the morning
and back-up alarms will be disengaged while on the
subject property.

Yes

4.2.11.

The application proposes outdoor storage of trucks,
trailers, a bobcat and related equipment associated with
the Home Based Business; the location of storage is well
screened from Carmart Road (Range Road 3062) by an
existing tennis court and mature trees.

Yes

The applicant has stated that additional trees will be
planted to further increase screening from adjacent
landowners and Carmart Road (Range Road 3062).

4.2.12.

A development agreement between the applicant and
the Municipality will be executed to ensure the Home
Based Business complies with all relevant requirements
of the bylaw.

Yes

4.2.13.

It is not expected the proposed operation will require
electrical or mechanical equipment that will cause a
substantial fire rating change in the structure or the
district in which the Home Based Business is located.

Yes

4.2.14.

The use shall be valid only for the period of time the
property is occupied by the applicant for such use.
Council may place a limit on the time period for the
approval of the discretionary use.

Yes
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4.2.15.

A condition within the recommendation speaks to the
ability of the R.M. to revoke the Development Permit if, in
the opinion of Council, the operation has not met the
regulations and standards applicable to a Home Based
Business as contained within the Corman ParkSaskatoon Planning District Zoning Bylaw.

4.2.16.

Council can place any additional conditions for approval
deemed necessary based upon a specific application to
secure the objectives of the Corman Park-Saskatoon
Planning District Zoning Bylaw.

Yes

Section 5 – Zoning Districts
Schedule D: DCR1 – D-Country Residential 1 District
Section
Policy
A Home Based Business is considered a discretionary
3.3.
use in the DCR1 District.

Compliance

7.

Currently signage is not proposed with the application;
should a sign be requested one (1) non-illuminated multifaced free standing sign shall be permitted per building
frontage not exceeding a gross surface area of 2m2
(21.5 ft2) and a height of 2.5m (8.2 ft), subject to
application and approval of a development permit prior to
construction.

8.

The subject property is comprised of 5.48 acres and
exceeds the minimum 1 ha (2.47 acre) site area for a
discretionary use.

Yes

Yes

Yes

Yes

5. Interdepartmental Implications:
The Director of Public Works has no concerns with the application, however provided
comments regarding a preferred route as south from the subject property on Range Road
3062 to Hodgson Road (Township Road 360) and from there either west to Highway 60 or
east to Valley Road. The applicant should also apply for permits with the R.M. Public Works
Department for any overweight loads.
6. Financial Implications:
The applicant shall be responsible for all fees associated with the application and will
require payment prior to the issuance of the development permit.
7. Legal Implications:
The applicants shall be required to enter into a development agreement with the
Municipality to ensure the Home Based Business complies with all relevant requirements of
the Bylaw.
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8. Alternative Options:
Discretionary use applications that are denied cannot be appealed, whereas discretionary
use applications that are approved with conditions can be appealed by the applicant.
Council may defer consideration of the application pending a further review where required.
9. Public Consultation Summary:
A notice of application and comment sheets were sent to all landowners within a 1.6 km (1
mile) of the subject property; a total of 64 notices were mailed out. A total of nine (9)
comment sheets were returned and of those one (1) had concerns regarding the following:
 the industrial nature of the operation;
 the visibility and noise from the industrial activity previously located on the property;
 disapproval that this type of operation may be allowed;
 this use is not cohesive with the residential and agricultural uses currently in area; and
 operation hours of 7 a.m. on Saturdays will disrupt enjoyment of property.
Several on-site inspections have been completed by R.M. Administration, as recently as
February 7, 2017; the site has been cleaned up of any previous industrial activity and there
are no further concerns that the industrial operation is continuing at this location. The
complainant was unable to confirm when there were vehicles removing material from the
subject property, and the structures next to the road have been removed, since 2015 and
have not been replaced. The concerns were against any type of business in the area,
regardless of screening or minimizing impact on other properties.
The applicant provided additional information, including that operation on Saturdays is
sporadic and may occur once a month; however the concerns of the ratepayer remain
outstanding.
10. Regulatory Correspondence:

N/A

11. Other Considerations:
As the rezoning of the property to DCR1 has not yet been completed, the Development
Permit will not be issued until such time that the rezoning application has been completed.
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9.

Textual Amendments

None
10. Other
a)

Jason Tratch, Proteus Water Inc.

Background:
The Commission will recall a proposed textual amendment to the District Official Community
Plan (DOCP) and District Zoning Bylaw (DZB) being presented at the December 14, 2016
meeting is to adjust the separation distance requirements from Liquid Waste Disposal Facilities
through the use of co-existence agreements.
The Commission deferred the textual amendments and referred them to the Administrations for
further consultation and review which is ongoing. The Commission also requested that a
presentation into alternative Liquid Waste Disposal Facilities be brought forward at a later
meeting.
Jason Tratch with Proteus Water Inc. will be in attendance to provide the Commission an
overview of alternative Liquid Waste Disposal Facilities that are being proposed within the
Planning District. The presentation is an overview of the systems, not a review of the proposed
amendment or his development application by the Commission.
Recommendation:
“That the delegation by Jason Tratch with Proteus Water Inc. on alternative Liquid Waste
Disposal Facilities be received as information.”
11. Adjournment
Respectfully Submitted,
Rebecca Row, MCIP, RPP
Director of Planning & Development
rrow@rmcormanpark.ca
(306) 975-1654

James R. McKnight
DPC Secretary, Planner II
jmcknight@rmcormanpark.ca
(306) 978-6451

Chad Watson, MCIP, RPP
Senior Planner
cwatson@rmcormanpark.ca
(306) 975-1663

Kelby Unseth
Planner II
kunseth@rmcormanpark.ca
(306) 978-6450

Cory Boudreau
Planner I
cboudreau@rmcormanpark.ca
(306) 975-1665

Michelle Longtin
Planning Technician
mlongtin@rmcormanpark.ca
(306) 978-6465
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