AGENDA
Meeting of the Corman Park - Saskatoon District Planning Commission
Wednesday, April 3, 2019 at 11:45 a.m.
Agenda Item

Application

Page
Number

1. Call the Meeting to Order
2. Approval of the Agenda
3. Approval of the Minutes of the January 9, 2019 Meeting

Attached

4. Business Arising from the Minutes
a)
b)
c)

The Planning and Development Act Amendments – New Update
Saskatoon North Partnership for Growth (P4G) Update – New
Update
The Dedicated Lands Regulations (DLR) and the Statements of
Provincial Interest (SPI) Amendments – New Update

2
4
6

5. Rezoning Application(s)
a)

Major Land Corporation- Portion of NE 35-35-5-W3

8

6. Rezoning & Subdivision Application(s)
a)

None

-

7. Subdivision Application(s)
a)

None

-

8. Discretionary Use Application(s)
a)

PCL Construction Ltd. For the Hellenic Orthodox Community of
Koimisis Theotokou of Saskatoon- Type l Clean Fill- SE 13-36-5W3 ext. 2

54

9. Textual Amendments
a)

Proposed Textual Amendment – Corman Park – Saskatoon
Planning District Official Community Plan

75

10. Other
a)

None

11. Adjournment

DELEGATION:

77

None
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4. Business Arising from the Minutes:
a) The Planning and Development Act Amendments – New Update
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.
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
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 was sent to the Ministry 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.
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.
The R.M. and City were invited to stakeholder meetings on May 18, 2017 to discuss potential
amendments. Further stakeholder meetings were held on June 2, 2017 to provide opportunity
for discussion and input on the following planning and development-related themes:
 regional planning;
 municipal servicing;
 municipal reserve & school sites;
 planning in proximity to railway operations; and
 general amendments that improve the clarity and efficiency of the legislation.
In December 2017, the province provided First Reading to proposed amendments. A copy of the
bill can be found here: http://docs.legassembly.sk.ca/legdocs/Bills/28L2S/Bill28-113.pdf
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A copy of the bill with explanations can be found here:
http://docs.legassembly.sk.ca/legdocs/Explanatory%20Notes/28L2S/Bill28-113EN.pdf.
Near the end of April 2018, the P4G provided a letter to the Minister of Justice and Attorney
General as well as the Minister of Government Relations in response to the introduction of Bill
113, an Act to amend The Planning and Development Act, 2007 (the Act).
One of the requests was to amend sections 169(2), 169(3) and 169(11) respecting development
levies by adding “current or future” before “capital costs”, and by adding “existing or” before
“proposed development”. A second request was to amend clauses 172(3)(b), 172(g)(i) and
172(3)(ii) respecting servicing agreement by adding “current or future” before “capital costs”.
These amendments will provide the necessary legislative support towards the implementation
of the P4G Regional Plan. The amendments P4G proposed also have the support of the
Saskatoon & Region Home Builders’ Association who provided a letter of support.
P4G also asked for clarity on the proposed clause 32(2)(j)(iii), which would require Official
Community Plans (OCP) to “support equity for all subdivision applicants and municipalities within
the region” when land or money in lieu of land is being dedicated for municipal reserve for school
purposes. Community Planning was unable to clarify what these amendments meant therefore
P4G was not sure how the amendments could be implemented.
On May 30, 2018 Bill 113 received Royal Assent, a copy of the Bill can be found here:
http://docs.legassembly.sk.ca/legdocs/Bills/28L2S/Bill28-113.pdf. None of the issues
highlighted by the municipalities were addressed in the Bill.
The Saskatchewan Ministry of Government Relations Community Planning branch hosted an
information session on October 18, 2018 for stakeholders to learn more about the amendments
including how to implement the changes. The R.M. and City Administrations were in attendance.
One of the major changes introduced was related to Municipal Reserve (MR) dedication and
school sites. The calculation of cash in lieu of MR no longer references the cost of services being
subtracted from the subdivided value of the land. Now, the value of the land must equate to the
value of the land that would have been dedicated. Administrations questioned why this change
occurred and requested more information on how to evaluate the cash in lieu. Community
Planning was not able to address these questions and indicated additional information and follow
up will occur.
Community Planning followed up with R.M. Administration on the implementation of the new
amendments. The intent of the new subsection 187(3) is for the municipality to collect either 5
or 10 per cent of the value of the land, depending on the type of subdivision being proposed,
without the need for qualifiers, deductions, etc. The value of the land could consider factors such
as zoning, location within the municipality, presence of environmental reserve, servicing, and
improvements, as the case may be for each site. The Commission will continue to see
recommendations for cash in lieu and/or MR dedication on planning reports, any changes will
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occur internally in relation to valuing the land. The R.M. will be updating their single severance
values in 2020 as part of a 5 year update review but Community Planning noted no changes to
current valuations are needed. Multi-parcel valuations will continue to be on a case by case
basis based on the factors as noted.
Community Planning also noted there was no specific definition for “region” in subclause
32(2)(j)(iii) or “equity” in subclause 32(2)(j)(iii) of the Act to allow for flexible implementation by
municipalities. Community Planning recommends general policies be developed for the new
P4G OCP in collaboration with partner municipalities, local school divisions, and the Ministry of
Education. The P4G members are following up in this regard.
This item will be removed from Business Arising from the Minutes as no further actions or
updates are required.
b) Saskatoon North Partnership for Growth (P4G) Update – New 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 was retained to
complete this project.
At the Regional Oversight Committee (ROC) meeting held on May 11, 2017 the entire Regional
Plan was presented for review and endorsement. The ROC endorsed in principle the P4G
Regional Plan, Servicing Strategy and Governance & Implementation Strategy.
The draft documents were placed on the P4G website for public viewing beginning June 1, 2017.
The documents can be found at www.partnershipforgrowth.ca.
As part of the proposed P4G Regional Plan a new Planning District is envisioned to be created,
including membership from the R.M., Saskatoon, Warman, Martensville and Osler. This will
include expanded Planning District boundaries as well as an expanded 13 voting member
District Planning Commission.
In order to create the new P4G Planning District, a new P4G Official Community Plan (OCP),
P4G Planning Agreement and P4G Zoning Bylaw must be drafted and given Ministerial approval
by the Ministry of Government Relations (MGR). The current P4G Regional Plan will act as the
new OCP therefore municipal and legal review of this document is being undertaken.
The P4G Project Manager, Christine Gutmann, accepted a new role with the City of Saskatoon.
Her last day in the role of P4G Project Manager was January 31, 2018. The new P4G Project
Manager, Gord Shaw was hired in June 2018. He attended a kick off meeting with the PAC on
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July 6, 2018. The focus of the discussions were the work plan, specifically drafting the P4G
Zoning Bylaw and working with R.M. Administration on the various sections.
The R.M. Director of Planning & Development along with the Acting Director of Planning for the
City of Martensville presented on P4G at the national Canadian Institute of Planners conference
in Winnipeg on July 21, 2018 to promote the work of P4G and the draft Regional Plan.
A regional drainage study in the northern part of the Planning District extending into the P4G
boundaries is also being undertaken by the P4G partners. More information on this project will
be provided to the Commission once available; the study initially wrapped up at the end of 2018
however when finalizing the report it was noted that an area around Warman needed to be
reanalyzed in the spring; a final report is expected in the coming months and a presentation to
the Commission will be planned for that time.
R.M. and City Administrations recommended amendments to current Planning District bylaws in
order to facilitate development prior to the new Planning District being created. These include
both text and map amendments to the District Official Community Plan and Zoning Bylaw. The
text amendments are intended to provide mechanisms to consider changes to the District Future
Land Use Map that align with, and are supported by the Regional Plan, including criteria to help
guide the requests. The mapping amendments included updating the current City boundaries
due to the recent annexation as well as simplifying how the various residential, commercial,
industrial and future growth areas are identified on the map.
Bylaws 53/18 and 54/18 were given First Reading by R.M. Council on November 19, 2018. A
public hearing for the bylaws was held for R.M. and City Councils, respectively, on December
17, 2018. The bylaws were passed by both Councils and they have been sent to the province
for Ministerial approval. Please see item 9A for more information.
Given the development pressures in the northern part of the P4G area, it was determined that a
Concept Plan should be undertaken to help guide land use decisions. Generally Concept Plans
describe the proposed land uses, density of development, servicing schemes and phasing. The
project details were endorsed by the P4G Regional Oversight Committee (ROC) at its January
23, 2019 meeting subject to municipal funding, review of the project schedule, appointing a cosponsor from the R.M., and phasing of the project. The North Concept Plan study area includes
land within the current Planning District as shown on the attached map.
The work, including project management, will be done in house by the City of Saskatoon
planning and engineering staff with oversight and direction provided by the P4G Planning and
Administration Committee and ROC. The project is expected to begin immediately subject to
municipal approvals and is anticipated to take 1 year to complete.
The budget for the North Concept Plan is $330,000. The City of Saskatoon will pay 1/3 of the
total project costs and the R.M. and cities of Martensville and Warman will assume a total of 2/3
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of the project costs. Osler will not receive direct benefit from the North Concept Plan and is
therefore not responsible for any cost sharing.
The Commission’s role in the North Concept Plan is to receive updates and provide feedback
on the project. The project is in the initial stages of development and more information will be
provided to the Commission when available; it is recommended that the North Concept Plan be
added as a separate item to the Business Arising from the Minutes.
c) The Dedicated Lands Regulations (DLR) and the Statements of Provincial Interest
(SPI) – New Update
The Ministry of Government Relations is undertaking preliminary consultation with stakeholders
to obtain feedback on prospective amendments to The Dedicated Lands Regulations (DLR) and
the Statements of Provincial Interest (SPI). Both R.M. and City representatives participated in
stakeholder meetings on March 8 and July 17, 2018 with the Ministry. The Ministry’s focus is on
reducing red tape and providing for smart, efficient regulations. Comments were due by August
24, 2018 and both municipalities provided letters, including similar commentary on the need for
provincial leadership and financial resources to develop and implement regional plans, and the
preference for a voluntary approach, with supportive resources, to regional planning over a
mandatory approach.
Both R.M. and City representatives have been invited to participate in stakeholder meetings on
April 25, 2019 for the DLR and May 22, 2019 for the SPI. More information will be provided to
the Commission when available.
Commission Recommendation:
“That the updates on the Business Arising from the Minutes be received as information.”
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5.

Rezoning Applications(s):

a) BYLAW 14/19
Owner/Applicant:
Legal Land Description:
Council Division:
File Manager:

Major Land Corporation
Portion of NE 35-35-5-W3
2
Vicky Reaney

1. Proposed Development:

Rezoning subject to a holding provision

2. Commission Recommendation:
“That the application of Major Land Corporation to rezone a portion of NE 35-35-5-W3 from
D-Agricultural 1 (DAG1) District to D-Arterial Commercial 1 District with a holding provision
(DC1-H) be APPROVED subject to:
i.
Bylaw No. 14/19 receiving Ministerial approval from the Ministry of Government
Relations;
ii.
The applicant being solely responsible for all of the costs of the rezoning; including
any applicable fees under the R.M.’s Planning Fee Bylaw 41/16;
iii.
Prior to any subdivision of the lands or any development permit being approved by
the Municipality, the applicant shall obtain Council approval to remove the holding
provision;
iv.
At the time of submitting a request to remove the holding provision, the applicant
shall provide:
a)
a subdivision design and phasing plan via a Plan of Proposed Subdivision
and/or a site plan for the proposed use;
b)
confirmation of adequate servicing and infrastructure to support a
proposed subdivision and/or proposed development, including: access, internal
roadways, drainage, potable water, dedicated lands, septic and septic hauling
and other servicing considerations. The applicant shall submit any required
information and undertake the completion of any additional studies to confirm
adequate servicing and infrastructure, to the satisfaction of the Municipality and
other affected agencies;
c)
confirmation of a legal common potable water supply and sufficient
additional flows to service a proposed subdivision and/or proposed use.
Documentation of the common potable water supply must be provided in a form
that is acceptable to the Municipality;
d)
a dimensioned landscape plan to the satisfaction of the Municipality;
e)
a drainage plan designed to accommodate a 1:100 year storm event plus
25% volume that complies with all requirements of the Water Security Agency
and the Municipality, including a graphic representation of the pre- and postdevelopment drainage patterns, method of onsite containment, measures to
mitigate any ground water infiltration and the method of discharge. Should
subdivision be proposed, land dedication and/or any easements for any
drainage works must be identified on a Proposed Plan of Subdivision;
f)
confirmation of safe access and egress from adjacent roadways that shall
not disrupt roadway function and limit the number of access points onto
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v.

vi.

vii.
viii.
ix.

x.

xi.

municipal roadways. The applicant should give consideration to access from
adjacent service roads, subject to approval from the Ministry of Highways and
Infrastructure;
g)
confirmation that all requirements of Canadian National Railways (CN) are
met. A Plan of Proposed Subdivision and/or site plan must consider the
‘Guidelines for New Development in Proximity to Railway Operations’ unless
otherwise stated by CN and must meet the Ministry of Highways and
Infrastructure standard for ‘Site Triangle at Railway Crossings without Automatic
Warning Systems’ at the intersection of Grasswood Road and the CN Craik rail
line;
h)
Confirmation of waste water management to the satisfaction of the
Saskatchewan Health Authority and other affected agencies. It is recommended
that alternate type(s) of waste water servicing be considered as alternative(s) to
holding tanks for commercial use(s) that will generate relatively high volumes of
waste water;
i)
confirmation that the Traffic Impact Assessment (TIA) submitted as part
of any subdivision or proposed use is to the satisfaction of the Ministry of
Highways and Infrastructure and the Municipality; and
j)
confirmation of consultation and mitigation of concerns raised by the
English River First Nation
Prior to the holding provision being removed, the land shall not be used or have
buildings erected thereon for any purpose excepting the following:
a)
any current uses being carried out on the land on the day of the passing
of the bylaw;
b)
cultivation of land; and
c)
production of field crops
Any permanent development at the intersection of Township Road 360 (Grasswood
Road) and the Highway No. 11 service road requires a roadside permit from the
Ministry of Highways and Infrastructure;
An additional TIA may be required if any proposed use generates traffic that exceeds
100 new vehicle trips during any peak hour;
Natural drainage patterns shall not be blocked, diverted, or otherwise altered without
prior consent from the Water Security Agency;
Any subdivision and/or future development on the lands must adhere to the
recommendations of the Geotechnical Investigation conducted by P. Machibroda
Engineering Ltd. dated February 12, 2016 concerning building foundations and other
design recommendations, including: roadway embankment design considerations,
erosion protection, and, roadway and parking surface design and maintenance;
The installation of any new plumbing and sewage systems shall be permitted,
inspected and approved by the Saskatchewan Health Authority. If subdivision of
lands is proposed, the applicant shall provide a hydrogeotechnical assessment if
deemed necessary by the Saskatchewan Health Authority and other affected
agencies;
The construction of any buildings shall require the approval of a development permit
and building permit from the R.M. of Corman Park;
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xii.
xiii.
xiv.

Provision and/or relocation of all utility services is at the landowner’s expense and
responsibility to the satisfaction of the affected utility departments;
Any licensed vehicles have obtained all required haul permits from the R.M. prior to
hauling any overweight loads on R.M. roads; and
Providing the necessary approvals and evidence of complying with the requirements
and recommendations of all government ministries and agencies, including, but not
limited to the Ministry of Highways and Infrastructure, the Water Security Agency, the
Saskatchewan Health Authority, SaskTel, SaskEnergy and SaskPower.”

3. Summary:
 A Comprehensive Development Review (CDR) was completed and may be found on the
R.M. website: http://sk-rmcormanpark.civicplus.com/DocumentCenter/View/2508/FinalMajor-Land-Corp-CDR_Consolidated_March2019
 The subject property is a total of 19.77 ha (48.85 acres) in size, is currently zoned DAgricultural 1 (DAG1) District and is designated as ‘Future Commercial’ on the Future
Land Use Map (FLUM) appended to the District Official Community Plan (DOCP).
 The subject property is adjacent to a provincially maintained Highway No. 11 service
road/Range Road 3051 to the east, Township Road 360 (Grasswood Road) to the north
and the CN Craik rail line is to the west. Grasswood Road is an R.M. maintained roadway,
on a 45 m right-of-way.
 Adjacent to the southeast corner of the subject property is an extended cul-de-sac at the
intersection of two Highway No. 11 service roads.
 This application is to rezone the subject property to D-Arterial Commercial 1 (DC1)
without a proposed use. No subdivision is proposed as part of this application.
 The applicant has proposed a development concept which is attached to this report, with
54 future lots recognizing the lot sizing allowed under DC1 zoning and a certain level of
rural servicing for those lots. The intent was to consider a maximum level of development
in relation to the proposed rezoning.
 The absence of a specific use proposal or subdivision application has created uncertainty
with site layout, phasing, densities, access, configuration of internal subdivision roads,
projected traffic volumes, drainage, wastewater management and other servicing
considerations.
 However, the CDR has presented sufficient information to support consideration of
commercial rezoning, subject to a holding provision for the subject property (DC1-H).
The recommendation includes a list of conditions and criteria that will have to be met for
Council to approve the removal of the holding provision and prior to any specific
development proposal or subdivision being approved on the lands. The rezoning with a
holding provision allows the developer to market the lands while allowing the R.M. and
referral agencies to retain oversight over future development, recognizing that specific
servicing details that will have to be addressed, depending on the type and scale of
subdivision and/or development that is proposed (i.e. the size and ownership of the storm
water management pond)..
 A single development or further subdivision of the land, as demonstrated in the CDR,
can be supported on the subject property, subject to servicing requirements and
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considerations as listed in the recommendation. These requirements and considerations
are technical in nature and the level of detail or specification may change with the
proposed development The City and R.M. Administrations have provided a list of these
technical considerations to the applicant for consideration when marketing the lands and
developing further site concepts with prospective purchasers.
The proposed development concept shows two access points onto Grasswood Road
which may be problematic for drainage and traffic congestion. Alternatives have been
proposed by the R.M. and City Administrations. Access must be confirmed prior to the
holding provision being removed.
The subject property is located adjacent to the CN Craik rail line. CN stated that their
criteria for non-sensitive uses in proximity to Principal Main Lines are required to be met
which must be addressed at the time of development or subdivision.
Further, the R.M. Director of Public Works stated that any subdivision and/or future
development must meet the MHI standard for ‘Site Triangle at Railway Crossings without
Automatic Warning Systems’ at the intersection of Grasswood Road and the CN Craik
rail line. The development concept shows lots that do not appear to meet this sight
triangle requirement and must be addressed at the time of development or subdivision.
The applicant has submitted a preliminary drainage plan (Appendix ‘D’ of the CDR) that
compliments their proposed development concept.
The drainage plan illustrates all storm water runoff from the subject property collecting in
central storm water detention pond. The storm pond and proposed cut/fill provide storage
for the 1:100 year storm event plus 25% and ensures that the post-development runoff
rate is equal to the predevelopment runoff rate.
Depending on the site layout, type and scale of development(s) proposed, the applicant
may be required to provide a revised drainage plan that meets WSA and R.M.’s
requirements, see section 5 for more information.
In terms of septic feasibility, a Civil Engineering Review was undertaken by Catterall and
Wright dated May, 2018 (Appendix ‘D’ of the CDR) which provide estimates that 20,000L
of wastewater will be generated per day at full build out of the 54 lots, resulting in an
average of four (4) septic trucks servicing the area each day. The applicant has proposed
the use of holding tanks in their development concept.
The City and R.M. Administrations have expressed concerns about overall management
of waste water on the lands, given the uncertainty in site layout and number of lots to be
proposed. Furthermore, under DC1 zoning, uses such as food service use and
hotel/motel may produce a higher volume of wastewater which creates overall
uncertainty with volumes of wastewater generated and number of haul trips that would
be required.
Depending on the densities proposed during subdivision and/or the type and scale of
development, the preparation of the hydrogeotechnical investigation may be required.
It is recommended that the applicant consider alternate type(s) of waste water servicing
as holding tanks for commercial uses that generate relatively high volumes of waste
water is not sustainable in the long term. The R.M. has approved industrial developments
with holding tanks as the waste water generated is typically less than commercial uses.
The R.M. does not have any commercial developments of this scale on holding tanks.
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Dundurn Rural Water Utility (DRWU) has confirmed availability of treated potable water.
Given the commercial land uses proposed, there may be additional requirements for fire
suppression depending on the scale and type of development proposed. Additional
documentation may be required at the time of subdivision and/or development permit,
and prior to removing the holding provision, to confirm that a central potable water supply
is available to adequately service the development.
The application meets the requirements of the DOCP and District Zoning Bylaw.

4. Bylaw Compliance:
Corman Park-Saskatoon Planning District Official Community Plan (DOCP):
Subsection
Policy
Compliance
Section 7
Commercial Sector Objectives and Policies
A CDR was completed by the applicant that
addresses land use integration, potential conflict
mitigation and the provision of services to the
proposed
commercial
development.
The
geographic area includes all directly adjacent
properties.
7.1.1
Yes
Should any significant changes be proposed at the
time of subdivision or development permit, a revised
CDR document may be required (i.e. to confirm
proposed access, drainage considerations, potable
water, wastewater, traffic, land use integration,
public input and policy compliance).

7.2.1

The proposed commercial development is intended
to provide for new commercial uses. There are
existing commercial uses adjacent to the subject
property, including gas stations, restaurants,
Canlan Ice Sports arena, the English River First
Nation Business Complex and the Saskatchewan
Indigenous Cultural Centre, among others.

Yes

As subdivision of the lands is not being proposed at
this time, a servicing agreement is not required with
this application. Upon a request to remove the
holding provision, the applicant must confirm
adequate servicing for a proposed subdivision
and/or development permit application.
7.2.3, 7.2.4,
7.2.5

Yes
If subdivision is proposed, a servicing agreement
would be required which will outline the current and
future requirements for property infrastructure and
services for the proposed development, in
accordance with The Planning and Development
Act, 2007.
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7.2.6

Under the proposed DC1 zoning, Agricultural
Tourism and Commercial Recreation are
discretionary uses.

Yes

7.3.1

The subject property is located on lands identified
as ‘Future Commercial’ on the Future Land Use
Map (FLUM).

Yes

7.3.4

The subject property is located at the intersection of
Grasswood Road and a Highway No.11 service
road.

Yes

7.3.5

a) The existing roads and infrastructure are
sufficient to support the proposed rezoning. In
April, 2018 a Traffic Impact Analysis
Assessment (TIA) was undertaken by the
applicant which concluded that with the
background traffic growth
and new trips generated by the proposed
development at the Grasswood Road and
Highway No. 11 service road intersection is
expected to begin to operate under constrained
conditions at 75% site development, or Year 8.
As no specific use or subdivision is proposed as
part of this application, traffic impacts must be
confirmed prior to any subdivision or
development on the lands.

Yes

b) The R.M. Director of Public Works indicates that
upgrades to municipal roadways are not
required as part of this rezoning application. MHI
does not require the applicant to contribute
funds for road or intersection upgrades and
accepted the findings of their TIA. This could
change with subsequent applications.
c) Costs to Corman Park associated with the
proposed rezoning (DC1-H) are minimal. The
applicant’s TIA concluded that a future four-way
stop control be considered at this intersection of
Grasswood Road and the service road at critical
and full build-out development phases of their
proposed concept. In addition, an eastbound
right-turn lane with channelization should be
considered at the Grasswood Road and service
road intersection to minimize unnecessary
delays. However, traffic volumes would need to
be confirmed during subdivision or development
permit application for a specific use(s). If
subdivision is proposed in the future, it is
anticipated that the cost and responsibilities for
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the traffic improvements will be outlined in a
Servicing Agreement.
d) The soils on the subject property are identified
as Class 4 under the Canada Land Inventory soil
class rating system which have severe
limitations for sustained crop production.

7.3.6

7.3.7

7.3.8.

7.5.1

7.5.2
Section 8

8.1.1

8.1.3

All approaches along Grasswood Road must be
permitted by the R.M. Director of Public Works. The
R.M. Director of Public Works does not require
upgrades to any municipal roadways as part of this
rezoning application but has requested that the
application consider alternative access points via
the service road, see section 5 for more information.
The proposed rezoning will not require construction
of any additional municipal or provincial roadways.
This could change with subsequent applications.
The proposed development is not within the
separation distances required within Section 4,
Table 1 of the Intensive Livestock Operation
policies.
The application is to rezone the subject property to
DC1 District with a holding provision to enable a
variety of arterial commercial development with
access adjacent to Highway No. 11. Any subdivision
or development on the lands is subject to Council
removing the holding provision.
Commercial uses proposed on the lands are
intended to serve the needs of the adjacent
agricultural and country residential land uses as well
as provide for commercial uses that serve the
general traveling public.
Servicing and Transportation Objectives and Policies
All costs associated with providing the required
municipal services will be the responsibility of the
applicant and/or lot developer at the time of
subdivision or development permit application.
A CDR was submitted in support of the application
to rezone the subject property to DC1-H. The CDR
has presented enough information for the R.M. to
support consideration of a commercial rezoning,
subject to a holding provision at this location.
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In this case, the absence of a specific use approval
or subdivision application has created uncertainty
with site layout, access, drainage, traffic impacts,
wastewater management and other servicing
considerations. Therefore, the recommendation is
approval of rezoning application, subject to a
holding provision (DC1-H) and conditions of
approval to ensure that all potential effects of future
development are identified.

8.2.2

The R.M. Director of Public Works does not require
a road maintenance agreement or road upgrades as
part of this rezoning application. Any licensed
overweight vehicles will require haul permits prior to
hauling any overweight loads on this road. A road
maintenance agreement or road upgrades may be
required with subsequent applications.

Yes

The subject property has access to Grasswood
Road and Highway No. 11 service road from which
safe access and egress can be provided. The
proposed development concept submitted as part of
the CDR shows two access points onto Grasswood
Road.
8.2.3

8.2.4

The applicant has been requested by the R.M. and
City of Saskatoon to consider alternative access
onto the service road or via the undeveloped rightsof-way to the south, to ease impacts and possible
future congestion onto Grasswood Road. Access
will be confirmed at the subdivision stage.
MHI has no objections to the proposed rezoning and
confirmed that the applicant has fulfilled all TIA
requirements. Additional requirements and a
revised TIA may be required with subsequent
development and/or subdivision applications.

Yes

Yes

Further information may be found under Section 10,
Regulatory Correspondence.

8.2.5

The Saskatoon Airport Authority received a referral
for this application as the subject property lies under
a current approach surface as defined by the
Saskatoon Airport Zoning Regulations. They
indicated that there is no significant impact to airport
operations expected with this development.

Yes

Further information may be found under Section 10,
Regulatory Correspondence.
DPC Meeting, April 3, 2019

Page 15

8.2.6

Road dedication exists adjacent to the subject
property and along Grasswood Road to provide for
future road improvements.

Yes

Should future subdivision be proposed, the
applicant is required to verify whether lots will be
limited to septic tanks, which would be written into a
servicing agreement and restrictive covenant. If not,
the developer must follow any requirements from
the Saskatchewan Health Authority (SHA) including
the preparation of the hydrogeotechnical
investigation, if required, which will be determined
depending on the densities proposed at subdivision.
8.3.4
It is also recommended that the applicant consider
alternate type(s) of waste water servicing as holding
tanks for uses that result in frequent (daily/weekly)
septic hauling is not sustainable in the long term.
The R.M. has approved industrial developments
with holding tanks as the water usage is typically
less than commercial uses. The R.M. does not have
any commercial developments of this scale on
holding tanks.

Yes

Dundurn Rural Water Utility (DRWU) has confirmed
availability, in principle, of treated potable water to a
capacity of 27 igpm which is 0.5 igpm for each of the
54 proposed lots.

8.3.6

Additional documentation may be required at the
time of subdivision to confirm that DRWU or another
water utility can supply the additional flows based
on their present pipeline design, Saskwater can
provide the additional flow rate and a central potable
water supply is available to adequately service the
development.

Yes

Further information may be found under Section 10,
Regulatory Correspondence.
Section 10

10.1.1, 10.1.2

Environmental and Heritage Resource Objectives and Policies
Review of the subject property through the Ministry
of Parks, Culture and Sport has stated that the
property is not heritage sensitive and does not
require further screening.
Yes
Past environmental screening noted the presence of
the olive-backed pocket mouse. Due to the historical
nature of the occurrence (1955) and the agricultural
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operations occurring on subject property prior, there
are no concerns from the R.M. Administration with
this application proceeding. The Ministry of
Environment did not respond to requests for further
comments.
Section 11

Aboriginal Involvement
English River First Nation (ERFN) was contacted to
discuss their concerns with the application and if the
response letter provided by the applicant has
addressed their concerns.

11.1.2

Yes
ERFN will continue to be consulted with any
subsequent subdivision application. See Section 9
Public Consultation Summary for more information.

Corman Park-Saskatoon Planning District Zoning Bylaw:
Section
Policy
Compliance
Section 3
General Regulations
The application has been circulated to the
Saskatoon Airport Authority as the subject property
lies under a current approach surface as defined by
3.6.1.
the Saskatoon Airport Zoning Regulations. They
Yes
indicated that there is no significant impact to airport
operations expected with this development.
Further information may be found under Section 10,
Regulatory Correspondence.
Review of the subject property through the Ministry
of Parks, Culture and Sport has stated that the
property is not heritage sensitive and does not
require further screening.
3.7.1.

3.9.

Past environmental screening noted the presence of
the olive-backed pocket mouse. Due to the historical
nature of the occurrence (1955) and the agricultural
operations occurring on subject property prior, there
are no concerns from the R.M. Administration of this
application proceeding. The Ministry of Environment
did not respond to requests from the R.M. or
applicant for further comments.
As a condition of approval, the R.M. will require
written confirmation from CN at the time of
subdivision and/or development permit that all CN’s
requirements, including alignment with the
‘Guidelines for New Development in Proximity to
Railway Operations’ have been met.
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The R.M. Director of Public Works requires that
MHI’s ‘Site Triangle at Railway Crossings without
Automatic Warning Systems standard be met.

3.10

3.11.1.

Management of solid waste for has been confirmed
as part of the CDR.
With a subdivision application the applicant is
required to verify whether lots will be limited to septic
tanks, which would be written into a servicing
agreement and restrictive covenant. If not, then the
developer must follow any requirements from
Saskatchewan Health Authority (SHA), including the
preparation of the hydrogeotechnical investigation,
if required, which will be determined depending on
the densities proposed at subdivision and/or scale
of proposed development.

Yes

Yes

A drainage plan has been completed as part of the
CDR and can be found as Appendix D. As per the
applicant’s proposed development concept, storm
water will be conveyed via swales which connect to
a central storm pond. The depth and size of the pond
has been calculated to accommodate a 1:100 year
rain event.
3.16

The WSA requires that a clay liner be installed in the
storm pond to mitigate the effect of high ground
water table in the area infiltrating the proposed pond,
see section 10 for more information on WSA’s
requirements.

Yes

As a condition of approval the WSA, R.M. and City
of Saskatoon will have another opportunity to review
and comment on the drainage plan prior to the
removal of the holding provision. The drainage plan
may depending on number of lots proposed for
subdivision or if a single development site is
proposed. Any drainage plans must comply with
R.M. and WSA requirements.
The applicant has submitted an overall landscaping
plan as part of their development concept.

3.18

A site specific landscaping plan will be required with
an application for subdivision or development permit
that meets the requirements of the Commercial and
Industrial Landscape Requirements.
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MHI has no objections to the proposed rezoning.
3.21.1

3.21.4

3.21.7-3.21.11

Schedule L

2., 3.

MHI requires a roadside development permit be
required prior to any work being completed at the
Grasswood Road and Highway No. 11 service road
intersection.
The subject property has access to Grasswood
Road and Highway No. 11 service road from which
safe access can be provided. The proposed
development concept submitted are part of the CDR
shows two access points onto Grasswood Road.
All approaches along Grasswood Road must be
permitted by the R.M. Director of Public Works. The
R.M. Director of Public Works does not require
upgrades to any municipal roadways as part of this
rezoning application but has requested that the
application consider alternative access points via
the service road, see section 5 for more information.
D-Arterial Commercial 1 District (DC1)
As a condition of approval, prior to the holding
provision being removed, the subject property will
not be used or have buildings erected or used
thereon for any purpose except the following:
a)
any current uses being carried on the land;
b)
cultivation of land; and
c)
production of field crops.

Yes

Yes

Yes

Yes

Upon Council approval to remove the holding
provision all permitted and discretionary uses under
DC1 can be considered.

8.

The subject property is within the site area and
frontage requirements of the zoning district.

Yes

5. Interdepartmental Implications:
The R.M. Director of Public Works provided the following comments:
 The R.M. acknowledges the stakeholder concerns that, overall, the lands and
surrounding area do not drain. Although this is not a requirement, Public Works strongly
recommends that the applicant consider preserving existing low lying points on the
subject property, such as the northeast corner where an access point is shown on the
development concept, to be utilized for drainage and future storm retention ponds.
 The R.M. Will have another opportunity to review an engineered drainage plan with a
subdivision or development permit application. As a condition of approval, the drainage
plan must comply with R.M. and WSA requirements, including:
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o









a graphic representation of the pre- and post-development drainage patterns,
including the location and method of onsite containment and method of
discharge;
o the drainage plan must be designed to accommodate a 1:100 year storm event
plus 25% as there is no outlet;
o measures to mitigate any ground water infiltration; and
o should subdivision be proposed, land dedication and/or easements for drainage
works must be identified on the Proposed Plan of Subdivision (PPS).
Due to the densities shown in the development concept, the road standard required for
any internal subdivision road is an Industrial Paved Road Standard. Within their CDR the
applicant has proposed a road cross section with a 36 m right-of-way (ROW) width. This
standard and any required ROW would be confirmed at the subdivision stage.
The development concept shows two access points onto Grasswood Road; Public Works
prefers there to be only one access on to this road to alleviate future congestion on
Grasswood Road. The R.M. recommends that future consideration be given to a second
access from either the south or east service roads, subject to MHI approval.
Public Works will require written confirmation from CN at the time of subdivision and/or
development permit that the proposed development complies with CN’s requirements,
including alignment with the ‘Guidelines for New Development in Proximity to Railway
Operations’.
The R.M. requires that the MHI standard for ‘Site Triangle at Railway Crossings without
Automatic Warning Systems’ be met at the intersection of Grasswood Road and the CN
Craik rail line. The MHI standard is attached to this report. Within the required site triangle
no buildings or internal roadways are permitted.

6. Financial Implications:
The applicant will be responsible for all costs of the rezoning process including any
applicable fees under the R.M.’s Planning Fee Bylaw 41/16.
7. Legal Implications:
If development or subdivision of the subject lands is approved in the future, the applicant
would be required to enter into agreements with the R.M. to be registered on the Certificate
of Title for the lands to deal with servicing.
8. Alternative Options:
Council may defer consideration of the application pending a further review where required,
or it may deny the request for rezoning, thus eliminating the applicant’s ability to proceed
with future commercial development and/or subdivision. Denial of an application for rezoning
is not appealable under The Planning and Development Act, 2007.
9. Public Consultation Summary:
As part of the CDR process the applicant contacted landowners within 1.6 km (1 mile) of the
subject property; the letter included as Appendix I of the CDR. The letter provided information
as to the proposed development concept, land uses and technical aspects of the proposed
rezoning including future wastewater treatment, potable water, anticipated traffic volumes,
potential need for road improvements and details pertaining to storm water management. A
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total of 23 letters were mailed and no responses were received. As a result, the R.M. and
City Administrations requested that further targeted engagement should occur with
surrounding landowners, business owners and operators, in addition to First Nations within
the area.
One letter was received from the English River First Nation (ERFN), raising various concerns
with the proposal, including:
 Lack of consideration within the TIA of traffic generated from existing and future
development on ERFN land;
 Lack of forecasted truck volumes associated with the proposed commercial
development;
 No consideration on the effects of the proposed development on the intersections of
the Highway No. 11 service roads and Grasswood Road that within the TIA;
 Drainage concerns, particularly the existing drainage concerns on the ERFN lands,
the perceived lack of applicant’s consideration of existing storm water issues in the
vicinity; and
 Concern over the proposed development contributing additional storm water on the
ERFN lands.
The applicant and consultants provided a response to ERFN’s concerns; both sets of
correspondence are attached to this report. The reply letter stated that:
 The proposed drainage plan accommodates a 1:100 year flood event +25% volume
as per the proposed development concept. It is further noted that, while the volume
of runoff will increase as a result of proposed commercial development, the postdevelopment runoff rates will not exceed the pre-development runoff rates as
required by the R.M. and WSA.
 Concerning traffic impacts and the TIA the following points of clarification were
made:
o The TIA takes into account existing development and also applied growth
factors of 1.8 and 1.5, respectively which would account for significant
growth in the immediate area. These growth factors were added to the
anticipated traffic volumes for the future Major Land Corp. commercial
development.
o With respect to the comment regarding the lack of forecasted truck traffic, it
is noted that truck traffic is a part of the trip generation model as a part of the
existing composition of total traffic. It is not industry standard to differentiate
truck traffic from other traffic, unless the proposed use is a truck stop or other
heavy industrial use associated with higher volumes of heavy truck traffic.
o The proposed zoning district for this development is D-Arterial Commercial
1 District (DC1) which would facilitate a diverse range of commercial
activities serving the traveling public and local populations.
With respect to the comment on the effect of future development on the intersections of the
Highway No. 11 service road and Grasswood Road and “Floral Road” and Highway No.11,
the City and R.M. Administrations agree that a revised TIA may be required to address
impacts at these intersections, however this will be determined by MHI at the time of
DPC Meeting, April 3, 2019

Page 21

subdivision and/or development on the lands as these intersection fall under provincial
jurisdiction. The applicant’s CDR confirms that MHI has accepted the TIA as submitted for
the rezoning application. As a condition of approval, MHI will be provided another
opportunity to review and comment on the TIA at the time a subdivision or development
permit application is made.
In addition ERFN was contacted by the R.M. and City Administrations to discuss their
concerns with the application. Their response is still pending. However, EFRN will continue
to be consulted, including on any subsequent subdivision application. ERFN has been invited
to the DPC and Council meeting where this rezoning application will be considered.
Should First Reading be given to rezone the subject lands from DAG1 to DC1-H, an
advertisement is required to be placed in the Clark’s Crossing Gazette for a period of two
weeks prior to the public hearing and Second and Third Reading. Public Notification shall be
provided as per the R.M.’s Rezoning Notification Policy. As part of this notification, a copy of
the CDR has been posted on the R.M. website and a copy is provided in the R.M. office for
interested parties to have open access to the proposal.
10. Regulatory Correspondence:
CN Rail:
The applicant contacted CN as part of their rezoning application. CN stated that their criteria
for non-sensitive uses in proximity to a Principal Mail Line are required, including:
 The provision of 1.83 m chain link security fencing along the mutual property line, be
installed and maintained by the landowner;
 Confirmation that there will be no adverse impacts to the existing drainage pattern (in
terms of flow rate, volume or any other parameter) on the railway right-of-way and that
there will be no additional runoff to the rail lands in the event of a 1:00 year storm event;
 A 30 setback for access points and structures from the boundary of the CN rail right of
way for safety considerations.
Prior to the removal of the holding provision, the applicant is required to confirm that all
requirements of CN, including building setbacks, are met prior to approval of any subdivision
or development permit on the lands. Reductions to some of the required setbacks may be
able to be provided at that time. A Plan of Proposed Subdivision and/or site plan must
consider the ‘Guidelines for New Development in Proximity to Railway Operations’ unless
otherwise stated by CN, and must meet the MHI standard for ‘Site Triangle at Railway
Crossings without Automatic Warning Systems’ at the intersection of Grasswood Road and
the CN Craik rail line. Comments from CN are attached to this report.
Saskatchewan Health Authority (SHA):
SHA has no concerns with the proposed rezoning. However, SHA indicated that the
proposed densities on the development concept could fall within the scope of a
hydrogeotechnical investigation and that the requirement for a hydrogeotechnical
investigation would be determined at the subdivision stage.
SHA indicated that if an engineer producing the hydrogeotechnical investigation states that
holding tanks are the only recommended disposal option at this location or the applicant
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limits septic systems permitted to only holding tanks, then the following information is
required from the developer at the subdivision stage:
 The proponent must identify a local licensed sewage hauler in the area who agrees
to remove sewage;
 The proponent must identify the final disposal location of holding tank waste as being
a Saskatchewan Ministry of Environment approved location. The ability of this
location to receive wastewater over time and alternate options if it can't should be
considered; and
 The proponent must provide evidence that the municipality in which the development
is located that an approved disposal location is utilized.
The SHA requires that the installation of any new plumbing and sewage systems shall be
permitted, inspected and approved by SHA. As reflected in the conditions of approval, it is
recommended that alternate types of waste water servicing be considered by the applicant
as alternative(s) to holding tanks for commercial uses that will generate relatively high
volumes of waste water. The installation of any new plumbing and sewage systems shall be
permitted, inspected and approved by the Saskatchewan Health Authority. Comments are
attached to this report.
Water Security Agency (WSA) - Drainage:
WSA commented that, through an investigation of recent and historic aerial imagery, the
subject property contains a number of natural wetlands or depressions that are integral to
storm water management in the vicinity. The area has experienced numerous flooding issues
in recent years, and is listed as a priority/sensitive region for the WSA in this respect. Along
with a regulated outflow which matches pre‐development flow rates, the retention facilities
must also replicate the loss in permanent storage and the pre‐development evaporative
qualities.
The proposed storm water pond as part of the development concept is designed to be at a
depth of 2.73 m to 4.73 m below the ground surface. This leads to a large percentage of the
design storage being filled by groundwater infiltration, instead of the intended surface water
runoff. Alternatively, the pond can be designed with a much larger footprint (area) to bring
the depth back up to a level where groundwater will not be a factor, or an impermeable lining
can be installed to prevent infiltration into the pond.
The applicant has proposed to install a clay liner to which WSA replied that a properly
installed clay liner should provide adequate resistance to groundwater infiltration. During
construction the pond may fill with groundwater and require intermittent dewatering. It is
recommended that any pumping of water be contained on the lands, as the transfer of water
off of site would require a Drainage Approval from WSA. The applicant is reminded that they
are not to block, divert or otherwise alter natural drainage patterns without prior consent from
WSA. The WSA and R.M. requirements for a drainage plan are reflected in the conditions of
approval Comments from the WSA have been attached to this report.
Saskatoon Airport Authority:
The Saskatoon Airport Authority stated that the subject property lies under a current
approach surface as defined by the Saskatoon Airport Zoning Regulations. The Saskatoon
Airport Authority indicated no concerns with the application as development at this location
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does not pose issues for the operations of the airport. Comments from the Saskatoon Airport
Authority have been attached to this report.
The Ministry of Highways and Infrastructure (MHI):
The application was circulated to MHI as the subject property is within 800m of a provincial
highway. MHI has no objections to the proposed rezoning and has no concerns with the TIA
submitted by the applicant. MHI requires a roadside development permit will be required
prior to any work being completed at the Grasswood Road and Highway No.11 service road
intersection. This is included as a condition of approval. Their correspondence is attached to
this report.
The City of Saskatoon (City):
The City has raised a number of concerns regarding the proposed development concept and
CDR, including storm water and wastewater management, transportation and access, and
development in proximity to the CN Craik rail line. Generally, their concern is that the
proposal presents a broad spectrum of options and without clarity on the specific types of
uses, or certainty regarding number of lots which makes it difficult to confirm if the servicing
proposed will be adequate.
However, the City is supportive of a rezoning at this location, subject to a holding provision,
confirmation of subdivision design, phasing, adequate servicing and infrastructure to support
the proposed subdivision and/or development prior to removal of the holding provision and
other conditions such as further engagement with ERFN. The City’s comments are attached
to this report and have been incorporated into the conditions of approval.
The R.M. Administration intends to work with the City Administration to address their
concerns. Depending on the subsequent development or subdivision application to be made,
along with a request to remove the holding provision, the level of detail and requirements for
the application will be confirmed, as some of the considerations listed may not be applicable
to all forms or types of development or subdivision.
SaskTel, SaskEnergy SaskPower, and TransGas:
The application was referred to the above utilities to comment on servicing for the subject
property, and most responses are currently pending. SaskPower confirmed that it does not
maintain any existing electrical facilities on the property but may have overhead facilities
installed in road allowances, streets or lanes which may overhang the lands. They require
that development maintains CSA clearances to SaskPower facilities and that the applicant
contact SaskPower for inspections and more information.
The Applicant would be responsible for extending and/or relocation of any utility services at
their own expense for the proposed development, as reflected in the conditions of approval.
Dundurn Rural Water Utility (DRWU):
DRWU was contacted by the applicant to confirm that sufficient local capacity exists to
support the proposed development. DRWU has confirmed availability, in principle, of treated
potable water to a capacity of 27 igpm which is 0.5 igpm for each of the 54 lots.
Correspondence from DRWU is included in Appendix ‘E’ of the CDR.
Additional documentation may be required at the time of subdivision to confirm that: DRWU
or another water utility can supply the additional flows based on their present pipeline design,
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Saskwater can provide the additional flow rate and that a central potable water supply is
available to adequately service the development.
Solid Waste Disposal:
Loraas Disposal Services Ltd. was contacted by the applicant in regard to solid waste
management and a letter was provided by the company confirming that they would provide
waste and recycling services for the proposed development. Correspondence from Loraas
is included in Appendix ‘F’ of the CDR.
Ministry of Parks, Culture and Sport:
The Heritage Conservation Branch online screening tool indicates that the quarter section is
not heritage sensitive. Screening results are found in Appendix ‘G’ of the CDR.
Ministry of Environment:
A wildlife application search has shown that the property is not inhabited by any plant or
animal species of concern. Screening results are found in Appendix ‘G’ of the CDR.
Fire & Protective Services:
The subject property is within the boundaries of the fee-for-service agreement between the
City of Saskatoon Fire Department and the R.M. of Corman Park for fire services. If a
subdivision application is made, the R.M. will require a Servicing Agreement with the
applicant that outlines any further requirements for fire suppression on the lands, including
reservoirs and potable water supply. Fire suppression requirements will also be confirmed
at the development and building permit stage.
11. Other Considerations:
The subject lands have been identified as a 1,000,000 population “Future Urban
Commercial/Industrial” growth area under the P4G Regional Land Use Map.
Holding provision
Conditions of approval have been added to be addressed prior to removal of the holding
symbol. As per the Planning and Development Act, 2007, the removal of a holding provision
must be approved by R.M. Council through the passing of a bylaw (DC1-H to DC1) which is
exempt from having to undertake public participation and obtain Ministerial approval. All
three readings of the bylaw can be undertaken at the same meeting as Council is not required
to advertise and hold a public hearing to remove a holding provision. If approved, the R.M.
Administration would notify Community Planning that the holding provision was removed and
development and/or subdivision of the lands can proceed under DC1 zoning. Prior to the
removal of the holding provision, use of the land and buildings upon the land shall be limited
to those uses as listed under condition ‘v’.
It is anticipated that much of the technical information included in the CDR may be able to
be utilized for subsequent subdivision and/or development permit applications, but the City
and R.M. Administrations cannot confirm this until a proposal is received. As Council needs
to approve the removal of a holding provision, any subdivision or development permit
application for a permitted or discretionary use would be subject to further referral to
agencies to confirm adequate servicing and infrastructure.
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Development Concept (for information only):
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6.

Rezoning & Subdivision Applications(s):

None
7.

Subdivision Application(s):

None
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8.

Discretionary Use Application(s):

a)

DISCRETIONARY USE: 2019/03

Owner/Applicant:
Legal Land Description:
Council Division:
File Manager:

PCL Construction Ltd. for the Hellenic Orthodox Community of
KoimisisTheotokou of Saskatoon
SE 13-36-5-W3 ext. 2
1
James McKnight

10. Proposed Development:

Discretionary Use – Clean Fill – Type 1

11. Recommendation:
“That the application of PCL Construction Ltd. for the Hellenic Orthodox Community of Koimisis
Theotokou of Saskatoon to establish a Clean Fill – Type 1 on SE 13-36-5-W3 ext. 2 as a
discretionary use until December 31, 2019 be APPROVED subject to:
i.
The execution and registration on title of a development agreement addressing the
approval period, wetland policies and to ensure the operation complies with all
requirements of the Zoning Bylaw;
ii.
This permit will expire on December 31, 2019, at which time the use shall be discontinued
or a new development permit applied for and approval obtained;
iii.
The applicant must employ the services of a Professional Geotechnical Engineer
licensed to practice in the Province of Saskatchewan to review and endorse the clean fill
plan and complete regular inspections of the operation providing the R.M. of Corman
Park with evidence that the type and application of the fill is in accordance with the design
approved by Council;
iv.
The applicant shall obtain the necessary approvals and comply with the requirements
and recommendations of all government ministries and agencies including, but not
limited to; the Ministry of Environment, Ministry of Highways & Infrastructure, Water
Security Agency and the Saskatchewan Health Authority;
v.
The applicant shall apply for an Aquatic Habitat Protection Permit through the Water
Security Agency prior to any mechanical work being conducted near or within the bed,
bank or boundary of the wetland;
vi.
The applicant shall not to dam or divert the natural flow of water across the parcel;
vii.
Any permanent development within 90m of the highway right-of-way required a permit
from the Ministry of Highways and Infrastructure;
viii.
The minimum setback from the existing roadway centerline is 60m for homes and 55m
for trees, shrubs, and commercial development;
ix.
No new access to Highway No. 16 will be permitted;
x.
The applicant shall apply appropriate methods for minimizing noise created from
machinery and equipment through proper location and property screening including
locating stock piles to act as a noise barrier. Stock piles should not be located near the
wetland to prevent siltation;
xi.
The use of R.M. roadways must granted by the R.M. Director of Public Works prior to
hauling;
xii.
The applicant providing dust control on site as per current R.M. policy;
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xiii.

The applicant shall provide evidence to the R.M. of Corman Park of compliance with any
applicable provincial and federal legislation or regulations including approvals where
required; and
xiv.
The applicant shall be responsible for all costs associated with the discretionary use
application.”
12. Summary:
 PCL Construction Ltd. has submitted an application to establish a Type 1 - Clean Fill
operation on SE 13-36-4-W3 for the Hellenic Orthodix Community of Koimisistis
Theotokou of Saskatoon.
 The land is 4.43 ha (10.98 acres) and zoned District Agricultural 1 District (DAG1).
 The Hellenic Orthodix Community of Koimisistis Theotokou of Saskatoon received
approval for a Community Facility on April 22, 2014.
 The purpose of the transport and disposition of clean fill to the site is to improve site
conditions and to prepare the land for future development of the Community Facility to
which a permit has been issued.
 Approximately 20,000m3 of topsoil, clay, and subsoil is expected to be brought onto site
over the approval timeframe from the adjacent property Pcl. AA. SE 13-36-05-W3
(Lakeview Free Methodist Church Inc.). This material is currently on site and in excess
with no excavation expected. Thus, no hauling will occur on R.M. roads. Equipment
associated with this operation will be crossing the eastern property boundary to complete
the project. See Subject Property Map.
 The proposed hours of operation for hauling and disposal are Monday through Friday 7
a.m. to 5 p.m. between March and September 2019. With respect to the provided
timelines, a recommendation is seeking approval until December 31, 2019 to provide the
applicants enough time to complete the clean fill project. See section 11 for justification.
 The application meets the requirement of the Corman Park- Saskatoon District Official
Community Plan and Zoning Bylaw.
13. Bylaw Compliance:
Corman Park- Saskatoon Planning District Official Community Plan:
Section 9 Policy
9.1.2
Clean fill is considered a waste management industry.
9.1.3 &
9.1.5

9.2.4

This application is considered a local waste management
industry as the effects of the fill only impact two adjacent
properties, the timeline is temporary and there are little
impacts to R.M. or provincial roadways.
Clean fill is considered one of the allowable uses under a
local waste management industry in the DAG1 Zoning
District.
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9.3.3

No hauling will occur on R.M. roads. Equipment
associated with this operation will be crossing the eastern
property boundary to complete the project.
The proposed Type 1 Clean Fill operation is adjacent to
Provincial Highway No. 16. Following a review by the
Saskatchewan Ministry of Highways and Infrastructure,
the Ministry has recommended:

Yes

1. Any permanent development within 90m of the
highway right-of-way required a permit from the
Ministry. The Minimum setback from existing
roadway centerline is 60m for homes and 55m
for trees, shrubs, and commercial development.
2. No new access to Highway No. 16 will be
permitted.
Full comments are appended following this report.
Section 10

10.1.1

The Ministry of Parks, Culture and Sport - Heritage
Branch online screening tool has confirmed that this site
is not heritage sensitive. As well, the Ministry of
Environment online project screening tool has not
identified any plant or animal species of concern in
proximity to this site.

Yes

Full search results are appended following this report.

10.1.5 &
10.1.6

The future development on this site will incorporate the
wetland which has been identified as Wetland 6 by the
City of Saskatoon. The City’s recommendations in this
regard are captured within the conditions of approval. Full
comments can be found following this report.
Future development on this parcel shall meet all requisite
government department requirement (but not limited to)
the Saskatchewan Ministry of Environment and the
Saskatchewan Health Authority.

Corman Park-Saskatoon Planning District Zoning Bylaw:
Section 3 Policy
The Water Security Agency (WSA) received the required
Clean Fill Plan and Drainage Plan. The WSA has
reviewed the submitted plan and has no major concerns.
See Section 10 for further details. The applicant will also
3.16.1 – be following the Environmental Management Plan that
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Yes

Yes

Compliance

Yes
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3.16.6

was utilized on the Interchange project during the 2017
and 2018 constructions season.

Section 4

4.10.1

The purpose of the transport and disposition of clean fill to
the site is to improve site conditions and to prepare the
land for future development of the Community Facility.
Approximately 20,000m3 of topsoil, clay, and subsoil is
expected to be brought onto site over the approval
timeframe from the adjacent property Pcl. AA; SE 13-3605-W3 (Lakeview Free Methoodist Church Inc.).
In concert with this Clean Fill application the Water
Security Agency (WSA) received the required Clean Fill
Plan and Drainage Plan that was prepared and endorsed
by Pinchin Ltd.

4.10.2
& 4.10.3

Yes

Yes

The WSA has reviewed the submitted plan and has no
major concerns. See Section 10 for further details.
The applicant will also be following the Environmental
Management Plan that was utilized on the Interchange
project during the 2017 and 2018 constructions season.

4.10.4

4.10.5

a) Material to be transported to site consists of
topsoil, clay, and subsoil.
b) The hours of operation will be from 7am – 5pm
Monday through Friday.
c) The applicant has supplied the required Clean Fill
Plan and Drainage Plan that was prepared and
endorsed by Pinchin Ltd. The WSA has reviewed
the submitted plan and has no major concerns.
See Section 10 for further details. The applicant
will also be following the Environmental
Management Plan that was utilized on the
Interchange project during the 2017 and 2018
constructions season.
d) The applicant intends to do the majority of the
work in the spring April-May to avoid substantial
subterranean moisture loss as a way to reduce
the amount of dust on site.
There is no haul roads being utilized for this project. The
applicant intends to distribute 20,000m3 of topsoil, clay,
and subsoil from the adjacent property Pcl. AA. SE 13-3605-W3 (Lakeview Free Methoodist Church Inc.). Thus, no
hauling will occur on R.M. roads.
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Yes

Yes
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4.10.6

4.10.74.10.15

As a condition of approval, the operator shall permit a
representative from the Municipality to perform routine
inspections of the operations where deemed appropriate.
If the application is approved a Development Agreement
must be executed and registered on the title the property
reflecting the December 31, 2019 approval period. This
agreement will formalize the operational details (dust and
noise mitigation, site cleanliness, site access,
performance bound, and approval time) to ensure the
property usage remains consistent with the application
and to ensure that the property usage remains compliant
with the Zoning Bylaw regulations.

Yes

Yes

Council may place any additional conditions on the
approval deemed necessary to secure the objectives of
the Zoning Bylaw.

Schedule C - DAG1 - D-Agricultural 1 District:
Policy
The proposed Type I – Clean Fill Operations are
considered as part of the “local waste management &
3.12 &
remediation industry” definition for the purposes of this
4.1.4
zoning designation.

8

The site meets the minimum site area requirement of 1
ha (2.47 acres).

Compliance

Yes

Yes

14. Interdepartmental Implications:
The R.M. Director of Public Works has indicated that a Road Maintenance Agreement is not
required as there are no municipal roads impacted by this proposal, however, dust control
must be applied within the property boundaries as per current R.M. policy.
15. Financial Implications:

N/A

16. Legal Implications:
If the application is approved a Development Agreement must be executed and registered
on the title to the property reflecting the December 31, 2019 approval period. This agreement
will formalize the operational details to ensure the property usage remains consistent with
the application and to ensure that the property usage remains compliant with the Zoning
Bylaw regulations.
17. Alternative Options:
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Council may defer consideration of the application pending a further review where required
or it may deny the application. Denial of discretionary use is not appealable under The
Planning and Development Act, 2007.
18. Public Consultation Summary:
A notice of application and comment sheet were sent out to all landowners within 1.6 km (1
mile) of the proposed site. During the consultation period a total of 132 notices were mailed
out. At the end of the consultation period three (3) comment sheets were returned all
indicating no concerns. The comment map attached to this report reflects this response.
19. Regulatory Correspondence:
 City of Saskatoon: Has no transportation concerns since there no haul routes being
utilized. However, “Wetland 6” has been identified as an important wetland and has
been given the classification of “Preserve” and as such the City provided wetland
mitigation measures to align with the City’s Wetland Policy. This wetland is located
north of the property and is not intended for the filling activities. To ensure this
doesn’t occur, the City’s recommendations will be further addressed in the required
development agreement. Full comments can be found following this report.
 Ministry of Parks, Culture, and Sport: The Ministry’s online screening tool
indicated no sensitivities. Full screening results are attached following this report.
 Water Security Agency (WSA): the WSA has no major concerns at this time, but
reminds the proponent not to dam or divert the natural flow of water across the
parcel. And any and all mechanical work within the bed and bank of a permanent
wetland requires an Aquatic Habitat Protection Permit, prior to the work being
conducted. The WSA have no further concerns with the proposal, and recommends
the proponent adhere to all other relevant provincial and municipal legislative
requirements.
Full comments can be found appended to this report.


Ministry of Highways & Infrastructure: After review, the Ministry has stated that:
1. Any permanent development within 90m of the highway right-of-way
required a permit from the Ministry. The Minimum setback from the existing
roadway centerline is 60m for homes and 55m for trees, shrubs, and
commercial development.
2. No new access to Highway No. 16 will be permitted.

 Ministry of Environment: The property does not exhibit sensitive wildlife habitat.
The Ministry of Environment’s Online Screening Tool indicated no environmental
sensitivities. Full screening results are attached following this report.

20. Other Considerations:
R.M. policy states a maximum 2 year approval period for Type 1 Clean Fill operations.
However, since the filling activities are only projected to take place until September 30, 2019,
DPC Meeting, April 3, 2019
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a recommendation has been presented for a maximum timeframe of December 31, 2019.
This additional period should enable enough time for any unforeseen circumstances and for
project completion without the need for permit extension; thus the conditions of approval
reflect this timeframe. The Commission can reduce or extend this timeframe at their
discretion.
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City of Saskatoon Comment:
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Ministry of Environment Online Screening Tool:

Ministry of Parks, Culture, and Sport Online Screening Tool results:
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Water Security Agency (WSA) Comments:
Morning James,
The Water Security Agency (WSA) has completed its review of the proposed discretionary use Type 1 –
clean fill operation, and has no major concerns. The WSA’s assessment included a brief hydrological
analysis, on-file data/information and historical aerial imagery review. As most of the site naturally drains
into the City of Saskatoon’s storm water management system, it is recommended that any loss of natural
storage due to infilling be firstly consulted with City planning representatives. The proponent is reminded
not to dam or divert the natural flow of water across the parcel. Any and all mechanical work within the
bed and bank of a permanent wetland requires an Aquatic Habitat Protection Permit, prior to the work
being conducted. The WSA have no further concerns with the proposal, and recommends the proponent
adhere to all other relevant provincial and municipal legislative requirements.
If you have further questions or concerns, feel free to contact me.

DPC Meeting, April 3, 2019

Page 69

Ministry of Highways and Infrastructure Comments:
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9.

Textual Amendments:
a)

Proposed Textual Amendment – Corman Park – Saskatoon Planning
District Official Community Plan

Background:
At their November 2, 2018 meeting, the District Planning Commission (DPC) will recall directing
Administrations to prepare municipal bylaws for First Reading with respect to a number of textual
amendments to the Corman Park-Saskatoon Planning District (District) Official Community Plan
(OCP) and Zoning Bylaw. The proposed textual amendments provided criteria to allow the
municipalities to consider Future Land Use Map amendments outside of needing an approved
Concept Plan or the project being deemed regionally significant. Some other minor
housekeeping amendments were also made under these bylaws.
The municipalities passed reciprocal bylaws, which is required for District OCP amendments
(R.M. Bylaw No. 53/18 and City Bylaw No. 9543), and submitted them to the Ministry of
Government Relations for approval. During Ministerial review of the bylaws a concern was
raised with proposed clause 2.1.4.b) which read:
“2.1.4 Where a proposed commercial or industrial development is located within a Saskatoon
Future Growth Sector it shall:
a) be designed to allow for a transition to urban development; and
b) require an agreement acceptable to Corman Park and Saskatoon for servicing and
infrastructure costs, including consideration for future cost recovery for urban
infrastructure.”
The Ministry’s concern was that the clause refers to “development”, which the District bylaws
define as building on or using land. The Ministry was concerned this implies that the
municipalities want to charge development levies to recover future servicing costs, which they
cannot do because the District does not have a development levy bylaw.
The intent when drafting the bylaw was to refer to subdivision, where servicing agreements can
be used to charge fees to recover servicing costs. Administratively, the municipalities agreed to
amend the wording of the clause for clarity and for consistency with the wording of other District
bylaw clauses. The municipalities have asked the Ministry to conditionally approve the balance
of the amendments as part of R.M. Bylaw 53/18 and City Bylaw No. 9543, subject to the
municipalities making an additional bylaw amendment to rectify clause 2.1.4.b). This
recommendation for bylaw amendment drafting is the next step in that process.
If the municipalities create a system of development levies and adopt a development levy bylaw
in the future, further amendments to the District bylaws would be proposed concurrently to
address any text changes that are required.
Therefore the Administrations are recommending clause 2.1.4.b) be revised to read:
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“2.1.4 Where a proposed commercial or industrial development is located within a Saskatoon
Future Growth Sector it shall:
a) be designed to allow for a transition to urban development; and
b) when subdivision is involved, require an agreement acceptable to Corman Park and
Saskatoon for servicing and infrastructure costs, including consideration for future cost
recovery for urban infrastructure.”
New municipal bylaws will be drafted with legal review and be presented to the R.M. and City
Councils for First Reading. As noted, the request for the Ministry to conditionally approve the
balance of the bylaws will allow the overall policy amendment framework to come into place,
allowing recent subdivision approvals to proceed and provide criteria for new development
proposals to be reviewed against. Both municipal Administrations are supportive of this
approach.
Recommendation:
“That the District Planning Commission directs R.M. and City Administrations to draft Bylaws to
amend clause 2.1.4.b), considered under R.M. Bylaw 53/18 and City Bylaw No. 9543.”

10. Other:
None
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11. Adjournment
Respectfully Submitted,
Rebecca Row, MCIP, RPP
Director of Planning & Development
rrow@rmcormanpark.ca
(306) 975-1654

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

Vicky Reaney, MCIP, RPP
Senior Planner
vreaney@rmcormanpark.ca
(306) 975-1663
Tanner Tetreault, MCIP, RPP
Planner II
ttetreault@rmcormanpark.ca
(306) 978-6450

Adam Toth, MCIP, RPP
Senior Planner
atoth@rmcormanpark.ca
(306) 975-0208
Cory Boudreau
Planner I
cboudreau@rmcormanpark.ca
(306) 975-1665

Vanessa Wellsch
Planning Technician
vwellsch@rmcormanpark.ca
(306) 978-6465
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