AGENDA
Meeting of the Corman Park - Saskatoon District Planning Commission
Wednesday, October 10, 2018
Agenda Item

Application

Page
Number

1. Call the Meeting to Order
2. Approval of the Agenda
3. Approval of the Minutes of the September 5, 2018- Email Meeting

Attached

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

Proposed Partnership – Legislative Amendments – Servicing
Fees – New Update
Grasswood Mixed Use Market Impact Study – New Update – See
item 10.a)
Saskatoon North Partnership for Growth (P4G) Update – New
Update – See item 9.a)
The Dedicated Lands Regulations (DLR) and the Statements of
Provincial Interest (SPI) – Nothing New to Report

2
3
5
6

5. Rezoning Application(s)
a)

None

-

6. Rezoning & Subdivision Application(s)
a)

None

-

7. Subdivision Application(s)
a)

None

-

8. Discretionary Use Application(s)
a)

None

9. Textual Amendments
a)

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

7

10. Other
a)

Grasswood Mixed Use Market Impact Study

15

11. Adjournment
DELEGATION: None
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4. Business Arising from the Minutes:
a) Proposed Partnership – Legislative Amendments – Servicing Fees – 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 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 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.
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;
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•
•
•
•

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 while a
copy of the bill with explanations can be found here:
http://docs.legassembly.sk.ca/legdocs/Explanatory%20Notes/28L2S/Bill28-113EN.pdf.
The two Administrations, including the P4G partners, are in the process of considering the
proposed amendments and indicating any concerns to the province with respect to regional
service provision.
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.
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 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 112 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.
Community Planning is hosting an information session on October 11, 2018 for stakeholders to
learn more about the amendments including how to implement the changes; R.M. and City
Administrations will be in attendance.
b) Grasswood Mixed Use Market Impact Study – New Update – See item 10.a)
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 was to:
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;
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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.
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 draft final report has been received and was reviewed by the Steering Committee. There was
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.
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 2015. A conference call with CTA was held in March 2016 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.
The Final Report was expected to be circulated to the Commission for acceptance at the
September 2016 meeting; that timeline was 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 (MHI).
MHI held an online information forum to share the recommended route and receive feedback from
May 12-26, 2017. The online forum provided complete information about the project, an
explanation of the process and an opportunity to ask questions and receive answers. The website
is www.saskatchewan.ca/saskatoon-freeway.
At the South Saskatoon Freeway General Location Study Steering Committee meeting held on
December 1, 2017 MHI suggested that the anticipated timeline to finalize the study is January
2018. This includes the Minister approving the alignment and study so R.M. and regional maps
can be updated to show the approved alignment and buffer corridors.
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In March 2018, MHI established the alignment for the Saskatoon Freeway in the west and
southeast. They indicated that further functional planning is needed to determine the exact
location and the land requirements. Currently there is between a 141 m to 500 m buffer area
applied to the alignment where subdivision and development is restricted. MHI is currently
working on a Request for Proposals to complete the functional planning required on the alignment
and at key interchanges.
Now that the Saskatoon Freeway route has been finalized, Administrations will be revisiting the
Grasswood Market Impact Study so that the project can be finalized.
R.M. Administration has reviewed the previous final report drafted by the consultant including the
comments provided by City Administration. A revised copy, including responses to the comments
has been provided to the City to consider.
The Administrations expect to bring the report forward to the Commission at the October 2018
Commission meeting to receive as information. An outline of next steps regarding implementation
of the consultant’s recommendations will also presented at that time. This includes any text and/or
map amendments required to District bylaws or considerations for further work through Concept
Plans and/or servicing strategies.
A report is on the October DPC agenda for consideration of the Market Impact Study.
c) Saskatoon North Partnership for Growth (P4G) Update – New Update – see item 9.a)
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 currently being undertaken.
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Initial stages of drafting of the P4G District Planning Agreement and P4G Zoning Bylaw have
taken place over the past few months.
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. P4G and SREDA have
posted for the position to recruit a Project Manager and have been exploring options for the
position. The PAC has continued working on the Zoning Bylaw and other P4G duties in the
Project Managers absence.
The new P4G Project Manager, Gord Shaw was hired in June 2018. He attended a kick off
meeting with the PAC on 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. There were two public engagement sessions on the P4G Zoning Bylaw anticipated in
2018; at this time they are likely to place in 2019. The P4G Project Manager is in the process of
drafting a work plan for the Zoning Bylaw which will consider suggested dates for these events.
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 is expected to be finished by the end of
2018.
R.M. and City Administrations are currently working on 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. Draft amendments will
be presented to the DPC once available.
A report is on the October DPC agenda for consideration of textual amendments.
d) The Dedicated Lands Regulations (DLR) and the Statements of Provincial Interest (SPI)
– Nothing New to Report
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
DPC Meeting, February 7, 2018

Page 6

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.
The Commission discussed the focus points of these amendments and how they relate to the
Planning & Development Act (PDA) amendments. The Commission also discussed, what
“reducing red-tape means” for discretionary uses and the communication between municipalities
and the provincial Ministries.
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.”
5.

Rezoning Applications(s):

None
6.

Rezoning & Subdivision Applications(s):

None
7.

Subdivision Application(s):

None
8.

Discretionary Use Application(s):

None
9.

Textual Amendments:
a) Proposed Textual Amendment – Corman Park – Saskatoon Planning District Official
Community Plan

Background:
The District Planning Commission (DPC) will recall discussions in 2014-2015 in relation to
proposed textual and mapping amendments to the Corman Park-Saskatoon Planning District
Official Community Plan (OCP) and Zoning Bylaw to support development proposals in the region
while the Saskatoon North Partnership for Growth (P4G) Regional Plan was being developed. At
that time consensus could not be reached between the R.M. and City on the proposed
amendments and they did not proceed forward.
Since that time, the P4G Regional Plan has been completed and includes draft policy language
around some of the issues identified in 2014-2015 including balancing the needs and interests of
both municipalities’ growth plans and consideration of servicing and infrastructure impacts. In
addition, the P4G Regional Plan process included the creation of an Interim Development
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Strategy (IDS) with the purpose to allow some proposals to come forward in parallel to
development of the P4G Regional Plan.
As acknowledged at recent DPC meetings, R.M. and City Administrations have recognized a need
for amendments to current Planning District bylaws in order to facilitate development under the
P4G IDS prior to the new P4G Planning District being created. This includes both text and map
amendments to the District OCP and Zoning Bylaw. The text amendments are intended to provide
mechanisms to consider changes to the District Future Land Use Map (FLUM) 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 FLUM.
The purpose of this report is to provide draft language in relation to the amendments and provide
the DPC with an opportunity to provide feedback prior to the drafting the bylaws. A similar
approach is taken with the R.M. Planning Committee where they have an opportunity to provide
comment and feedback on draft wording prior to Administration drafting a bylaw for First Reading.
After any comments are received by the DPC, the two Administrations will continue to work
together to refine and further discuss the specifics of amendments including legal review of the
bylaws. Once drafted, the bylaws would be brought forward to the DPC with a recommendation
for the R.M. and City Councils to support First Readings of the bylaws.
Analysis:
The following revisions are proposed to be made to the current policies; they are shown using
track changes and include explanations on the intent after the policies.
Section 2: Future Growth Sector Objectives and Policies:
2.1.3 Areas identified within designated future growth sectors of Saskatoon may be appropriate
for considering large parcel commercial and/or industrial developments subject to review
by Saskatoon for compliance with adopted Sector Plans. Any new industrial or
commercial development within designated future growth sectors of Saskatoon is subject
to the policies of this Plan.
This revision is made to ensure any other policy provisions included in other sections are
addressed.
Section 3: Industrial Sector Objectives and Policies:
3.1.1 Industrial development shall be located in those areas identified as ‘Future Industrial
Areas’ on the Future Land Use Map attached to this plan as Appendix B.
This revision is made in relation to the way areas are proposed to be identified on the FLUM.
3.1.3. Notwithstanding 12.2.3., where a proposed industrial development would require an
amendment to the Future Land Use Map, and a Concept Plan for the area has not been
adopted, an amendment to the Future Land Use Map to provide for new industrial
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development may be considered if the proponent prepares and submits a Comprehensive
Development Review in accordance with the policies herein and Corman Park and
Saskatoon agree that:
a. the proposed development provides a significant economic benefit to the Saskatoon
Region; or and
b. the proponent prepares and submits a Comprehensive Development Review in
accordance with the policies herein
b. the proposed development will not be detrimental to Saskatoon’s future growth plans
or place pressure on Saskatoon to develop, expand or upgrade services and
infrastructure including consideration of:
i. compatibility with existing joint planning undertaken by the municipalities
including Concept Plans and the draft P4G Regional Plan;
ii. the compatibility of the proposal with surrounding land uses;
iii. the overall quality of site and building design, including parcel sizes and
infrastructure planning; and
iv. the location and timing of future urban development.
3.3.4

Where a proposed industrial development is located within the Saskatoon Future Growth
Sector on the Future Land Use Map attached to this plan as Appendix B, or within a
designated Future Urban Growth area on the draft P4G Regional Plan as Exhibit 2, 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.

These revisions are proposed to consider the P4G Regional Plan work and provide an opportunity
for the municipalities to consider map changes without the need for a Concept Plan to be adopted
or the use only to be considered as regionally significant. The proposed criteria are based on
policies included in the P4G Regional Plan.
Section 4: Agricultural Objectives and Policies:
4.4.1 Agriculturally related commercial and industrial development shall locate on lands:
a. in or adjacent to existing and planned commercial or industrial areas as identified on
the Future Land Use Map attached to this plan as Appendix B; and
b. having existing road access to Municipality approved standards; and
c. outside of designated future growth sectors of Saskatoon.
This revision is made to allow for the consideration of agriculturally related commercial and
industrial development as per Section 2 of the District OCP as currently the policies are
contradictory.
4.7.5 Agricultural residential development shall meet or exceed the onsite sewage treatment
requirements as provided by the Saskatchewan Health AuthoritySaskatoon District Health
Region within the Review Process for Onsite Wastewater Disposal Systems for
Developments and Subdivisions.
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This revision is housekeeping to update the provincial agency.
Section 5: Residential Objectives and Policies:
5.2.1 The subdivision of land for country residential purposes shall meet all requisite
government department requirements including but not limited to Saskatchewan Ministry
of Environment and the Saskatchewan Health AuthoritySaskatoon District Health Region.
5.2.2

Residential development shall meet or exceed the onsite sewage treatment requirements
as provided by the Saskatchewan Health AuthoritySaskatoon District Health Region within
the Review Process for Onsite Wastewater Disposal Systems for Developments and
Subdivisions.
These revisions are housekeeping to update the provincial agency.
5.8.1

Multi-parcel country residential subdivisions shall be located in those areas identified as
‘Future Residential Areas’ on the Future Land Use Map attached to this plan as Appendix
B.
This revision is made in relation to the way areas are proposed to be identified on the FLUM.
5.8.8 Where multi-parcel country residential subdivision is proposed on lands containing
significant cultural or historical resources, the developer shall be required to demonstrate
to the satisfaction of Council and the provincial department Saskatchewan Ministry of
Parks, Culture and Sport, that the resource can be appropriately conserved if the lands
are developed.
This revision is housekeeping to update the provincial agency.
Section 7: Commercial Sector Objectives and Policies:
7.2.7 Where a proposed commercial development is located within the Saskatoon Future
Growth Sector on the Future Land Use Map attached to this plan as Appendix B, or within
a designated Future Urban Growth area on the draft P4G Regional Plan as Exhibit 2, 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.
7.3.1

Arterial commercial development shall locate in areas identified as ‘Future Commercial
Areas’ on the Future Land Use Map attached to this plan as Appendix B.

7.3.3. Notwithstanding 12.2.3., where a proposed arterial commercial development would
require an amendment to the Future Land Use Map, and a Concept Plan for the area has
not been adopted, an amendment to the Future Land Use Map to provide for new arterial
commercial development may be considered if the proponent prepares and submits a
Comprehensive Development Review in accordance with the policies herein and Corman
Park and Saskatoon agree that:
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a. the proposed development provides a significant economic benefit to the Saskatoon
Region; or and
b. the proponent prepares and submits a Comprehensive Development Review in
accordance with the policies herein
b. the proposed development will not be detrimental to Saskatoon’s future growth plans
or place pressure on Saskatoon to develop, expand or upgrade services and
infrastructure including consideration of:
i. compatibility with existing joint planning undertaken by the municipalities
including Concept Plans and the draft P4G Regional Plan;
ii. the compatibility of the proposal with surrounding land uses;
iii. the overall quality of site and building design, including parcel sizes and
infrastructure planning; and
iv. the location and timing of future urban development.
These revisions are proposed to consider the P4G Regional Plan work and provide an opportunity
for the municipalities to consider map changes without the need for a Concept Plan to be adopted
or the use only to be considered as regionally significant. The proposed criteria are based on
policies included in the P4G Regional Plan.
Section 8: Servicing and Transportation Objectives and Policies:
8.3.2 All multi-parcel country residential developments shall be required to provide evidence
that a private wastewater treatment system has been approved as per regulations
prescribed by the Saskatchewan Health AuthoritySaskatoon District Health Region, and
comply with standards set out within the General Regulations of the Zoning Bylaw.
This revision is housekeeping to update the provincial agency.
Section 10: Environmental and Heritage Resource Objectives and Policies:
10.1.6 Developments proposed in areas designated as Conservation Districts or in areas of the
District that have been identified as environmentally significant, shall meet all requisite
government department requirements including but not limited to Saskatchewan Ministry
of Environment and Saskatoon District Health RegionSaskatchewan Health Authority.
10.2.b)1. The floodplain maps attached to this plan as Appendix C and Appendix D identify the
floodplain risk areas within Corman Park. The floodplain policies shall not be limited to
the areas identified by the attached maps and may be applied to areas of Corman Park
deemed to be susceptible to regular flooding based upon historical data, high water marks,
photographs of past flooding and in consultation with the Saskatchewan Watershed
AuthorityWater Security Agency.
These revisions are housekeeping to update the provincial agency.
Section 12: Plan Implementation:
12.2.1 The location of existing and potential future multi-parcel country residential development,
arterial commercial development, and industrial development are shown on the Future
Land Use Map attached to this plan as Appendix B.
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12.2.4 Notwithstanding clause 12.2.3, where a proposed arterial commercial development or
industrial development would require an amendment to the Future Land Use Map, and a
Concept Plan for the area has not been adopted, an amendment to the Future Land Use
Map to provide for the development may be considered if:
a. the proposed development provides a significant economic benefit to the Saskatoon
Region; and
the proponent prepares and submits a Comprehensive Development Review in
accordance with the policies herein.
12.2.5 Where a proposed industrial or commercial development is located within the Saskatoon
Future Growth Sector on the Future Land Use Map attached to this plan as Appendix B,
or within a designated Future Urban Growth area on the Regional Land Use Map attached
to the draft P4G Regional Plan as exhibit 2, it shall:
a. be designed to allow for a transition to urban development; and
b. require an agreement acceptable to Saskatoon for servicing and infrastructure
costs, including future cost recovery for urban infrastructure.
These revisions are proposed for consistency in plan implementation with respect to the rest of
the proposed District OCP amendments.
Recommendation:
“That the proposed Planning District Textual Amendment report be received as information and
that the District Planning Commission provides any feedback or direction on the proposed policy
amendments.”
Enclosures: Current and Proposed District Future Land Use
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Current District Future Land Use Map:
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Proposed District Future Land Use Map:
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10. Other:
a) Grasswood Mixed Use Market Impact Study
Background:
The District Planning Commission (DPC) will recall discussions in 2014-2015 in relation to areas
identified by both municipalities as high-priority for research and future land use planning,
including the Grasswood area south of the City of Saskatoon (City) along Highway No. 11 south.
The English River First Nation and the Cowessess First Nation also have important reserve
lands and land holdings, respectively, in the Grasswood area, both with development interests.
The proposed Grasswood Mixed Use Node was intended to provide for a diverse mix of land
uses including residential, institutional and commercial development where appropriate,
including development intended to service a regional market. To better inform how this area
might be developed the R.M. and City engaged a consultant, Cushing Terrell Architecture Inc.
along with their sub-consultant Preferred Choice Development Strategists, to complete a Mixed
Use Node Market Impact Study (the Study) for the area to provide an impartial fact-based market
assessment to help guide land use, phasing, and other policy decisions. The Study area is
shown below.

The study objectives were to:
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•

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 in the R.M. and City are not compromised;

•

identify a maximum square footage for commercial development in the Grasswood
Mixed Use Node;

•

identify a phasing strategy for development in the Grasswood Mixed-Use Node; and,

•

identify requirements for future Market Impact Assessments for proposed new
development in the Grasswood Mixed Use Node.

Market Impact Study Process:
The Study initially took place from April 2015 – September 2015. During this time the consultants
met with a variety of stakeholders, rights-holders and the public to gain perspectives and
consider the future land use demands of the area. In addition, the consultants reviewed Census
Metropolitan Area (CMA) statistical data and municipal policy documents such as the Corman
Park-Saskatoon Planning District Official Community Plan (OCP) and Zoning Bylaw, municipal
OCPs, Zoning Bylaws and future growth plans, the District South East Concept Plan, City
Commercial and Industrial Development Study and other reports/studies that provided context
to future growth aspirations of each jurisdiction and to provide background information for the
Study. The Study was also coordinated with initial work undertaken by the P4G Regional Plan
consultants recognizing that this Study was completed prior to the Regional Plan being
completed. There was a presentation from the consultants at the September 9, 2015 DPC
meeting summarizing and showcasing the findings, statistical data and recommendations of the
Study.
Initially the Study was to be completed and delivered to the DPC by the end of 2015, however
the route alignment for the Saskatoon Freeway, which was being conducted by the
Saskatchewan Ministry of Highways and Infrastructure (MHI), was still underway. The Study
timeline was adjusted pending confirmation of the Saskatoon Freeway alignment, as the
alignment had a direct impact on the recommendations for the Study.
In March 2018, MHI established the alignment for the Saskatoon Freeway which allowed the
R.M. and City Administrations to revisit the Study so that the project can be finalized. It should
be noted that the approved location for the Saskatoon Freeway is supported in the Study as
locations further south along Highway No. 11 would have had a detrimental impact on the
Grasswood area. Figure 1.2 from the Study showing the route alignment options is shown below;
the optimal alignment is shown in red and was also selected by MHI as the approved option.
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Market Impact Study Recommendations:
The Study includes location and population statistics and an overview of the feasible marketbased demand for future retail, office, hotel, industrial, institutional, and residential uses within
the Study area and the allocation of such demand over the next 35 years up to the year 2050.
Included are a set of recommendations and future land use considerations.
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Phasing
The Study contemplates development of the Study area would occur in phases, approaching full
build out in approximately 35 years. Given current market conditions and servicing availability,
it is anticipated the lapse in time since the Study was drafted would have little to no impact on
these phasing assumptions; therefore, the R.M. and City Administrations feel the phasing
recommendations could be considered under an extended timeline.
Phase 1 – Years 1-5
•
•

slow ramping up of demand with the focus of development at existing nodes around
Greenbryre and English River First Nation reserve
focus on partnerships to encourage servicing opportunities

Phase 2 – Years 5-15
•
•

consideration for light industrial development along the CN rail spur
continued development in association with servicing (i.e. connection to Stonebridge
flyover)

Phase 3 – Years 15-25
•
•
•

concentration and clustering of industrial, residential and retail nodes
early introduction of regional retail near Saskatoon Freeway alignment
potential stepping up of residential densities

Phase 4 – Years 25-35
•

approaching build out but may take additional years as land use projections are seen to
exceed market demands

Retail
Some of the key considerations for retail demands include:
•
•
•
•

as the region grows, pressures will be felt to accommodate large retailers seeking
locations with high traffic counts and visibility
reaches build out when the CMA population reaches 570,000 with an average market
share of 8% over 25 years
the optimal allocation for regional commercial will be driven by the Saskatoon Freeway
alignment and servicing availability
first stages of community and regional commercial could be feasible late into Phase 2
with slow demands ramping up in later phases he suggested retail land allocation is not
seen to negatively impact other existing, planned, or proposed development in the City
or the R.M.

Suburban Office
Some of the key considerations for suburban office demands include:
•

not forecast to be overwhelmingly strong, reaches build out when the CMA population
reaches 730,000 with an average market share of 13% with the majority to come in
later phases

•

a cluster of suburban office related uses could be one pillar towards a south
employment node as the region grows
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Light Industrial
Some of the key considerations for light industrial demands include:
•

envisioned as less intensive developments to ensure compatibility with surrounding
land uses

•

land use class the most competitive in the CMA over the short to mid term

•

with an average market share of 11%, the bulk of the light industrial demand is forecast
in Phase 4 with some initial phases introduced as servicing is available

Hotel
Some of the key considerations for hotel demands include:
•

demand for hotels will be in conjunction with continued buildout of commercial and light
industrial uses, but not until the latter part of Phase 2 or beyond

•

with an average market share of 15%, a total of 550 (comprising 3-4 hotels) could be
introduced, although Administrations caution this figure should be revisited given recent
and pending additions to the inventory

Residential
Some of the key considerations for residential demands include
•

consider slow but marginal increases to residential density (4 to 8 units per acre) to
more urban levels of development

•

key land use in Grasswood over the long term but won’t accelerate until mid-Phase 2
and beyond

•

single family demand with an average market share of 4% could support 3,800 single
family dwellings

•

multi-family is not expected as a driver, but a small market share of 1% could support
some development

The consultants indicated that development timing and land uses are dependent on many factors
including infrastructure, servicing, developer financing and shifting consumer preferences. A
phased approach with consideration for horizontal integration and buffering of land uses that
recognizes the immediate, short and long-term abilities to support development is key. However
the Grasswood node is viewed as an important employment centre to balance regional patterns
of growth taking advantage of the Highway No. 11 corridor between Saskatoon and Regina.
Another finding of the consultants was to consider eliminating the maximum square footage
limitations of 35,000 sq. ft. However it is recommended that individual or cumulative
development with a gross leasable area over 50,000 sq. ft. on a single parcel should require a
Retail Impact Assessment from the developer to ensure there is no negative impact on the
trading region. Developments with a gross leasable area over 100,000 sq. ft. comprising multiple
tenants should include a phasing strategy in their Retail Impact Assessment. Considerations for
the Retail Impact Assessment are included in the report within section 8.
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The Study recommendations also recognize continued need for dialogue and communications
with First Nations rights-holders in the area related to partnerships on long term planning and
servicing.
Next Steps:
The DPC is being asked to receive the Study as information and forward it to the respective
municipal Councils.
The R.M. and City Administrations are recommending that implementation of the Study
recommendations be incorporated into an updated South East Concept Plan (SECP), which the
municipalities are anticipating to begin in early 2019, pending R.M. budget approval. The SECP
was brought forward to the DPC in 2013; at that time it was acknowledged that there would be
value in the municipalities undertaking a number of key infrastructure studies to support the land
use analysis. The Grasswood node is known to have significant servicing challenges, as well
as capacity issues. These challenges would need to be addressed and substantial infrastructure
investments would need to be made before significant development could be accommodated in
this area. The Market Impact Study echoes this.
The intent of revisiting the SECP in early 2019 would be to focus primarily on servicing with a
review of the land uses, densities and phasing in relation to this servicing. Appropriate servicing
(transportation, drainage, wastewater, potable water and water supply for fire suppression)
should support the amount, location and density of proposed development in the area.
Any proposed land uses or phasing in this area needs to be done relative to the established
alignment of the Saskatoon Freeway. MHI is in the process of beginning functional planning of
the Saskatoon Freeway alignment which provides opportunity for the municipalities and MHI to
work together on determining key service road connections to support development in the
Grasswood area. As well, there may be opportunities to partner across multiple jurisdictions,
creating potential for additional federal funding opportunities with considerations for Indigenous
and/or environmental lenses.
Current District OCP policies indicate commercial development should “provide for the
convenience and commercial service needs of the suburban population” and “ensure that
adequate infrastructure and community services exist that can accommodate commercial
development in a timely, economical and environmentally sustainable manner.” In addition,
Arterial Commercial developments are “intended to provide goods and services not customarily
associated with urban commercial developments to the travelling public”. Removing the current
35,000 sq. ft. limitations would be inconsistent with the existing District OCP therefore substantial
revisions would be required to the District OCP as well as the District Zoning Bylaw to support
this policy change.
New policies to facilitate commercial development are recommended to be incorporated into the
SECP and/or P4G Regional Plan. Development of the new P4G Zoning Bylaw is taking place
and review of current Planning District commercial objectives, zoning districts and development
standards is one of the tasks being undertaken by the P4G project manager. R.M. and City
Administrations recommend that review of the square footage limitations be considered for the
Planning District in conjunction with the new P4G bylaws to ensure the policy framework is
appropriate for the regional context. The municipalities would have timing and resourcing
challenges undertaking the policy review separate from the work on the SECP and P4G Regional
Plan. Undertaking the square footage policy review in isolation would require R.M. and City
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Councils along with the DPC to consider re-prioritizing important regional work. At the request
of the municipalities to the P4G Regional Oversight Committee (ROC), and with the agreement
of ROC, this issue could be prioritized at a regional level and the P4G project manager could be
directed to begin reviewing the square footage and other commercial issues (i.e. the provision
of mixed use districts) sooner rather than later.
Recommendation:
“That the District Planning Commission receive the Grasswood Market Impact Study as
information and forward the Study to the R.M. and City Councils with the recommendation that
it be considered during the South East Concept Plan project and the preparation of the new P4G
bylaws.”

11. Adjournment
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