AGENDA
Meeting of the Corman Park - Saskatoon District Planning Commission
Wednesday, October 6, 2021 at 11:45 a.m.
Please join my meeting from your computer, tablet or smartphone.
https://global.gotomeeting.com/join/338259949
You can also dial in using your phone
Canada: +1 (647) 497-9373
Access Code: 338-259-949
New to GoToMeeting? Get the app now and be ready when your first meeting starts:
https://global.gotomeeting.com/install/338259949
Agenda Item

Application

Page #

1. Call the Meeting to Order
2. Land Acknowledgment
3. Approval of the Agenda
4. Approval of the Minutes of the September 1, 2021 Meeting

Attached

5. Business Arising from the Minutes
a)

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

2

b)

North Concept Plan – New Update

3

c)

South East Concept Plan – Nothing New to Report

4

d)

R.M. Floodplain Policy Update – Nothing New to Report

5

6. Rezoning Application(s)
a)

None

-

7. Rezoning & Subdivision Application(s)
a)

Overpass Farms Inc. – Parcel ‘D’ and Parcel ‘EF’; S ½ 33-37-5W3 – Bylaw 49/21

6

8. Subdivision Application(s)
a)

Christmas Properties Ltd. – Parcel M, Plan 62S02942, NW 3335-5-W3 - Subdivision: 2020/46

37

9. Discretionary Use Application(s)
a)

None

-

10. Textual Amendments
a)

None

-

None

-

11. Other
a)

12. Adjournment

DELEGATIONS:
None
5. Business Arising from the Minutes:
a) 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 is made up of the Regional Oversight Committee (ROC)
and the Planning and Administration Committee (PAC).
A new Planning District is being created, including membership from all five P4G partners. 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 (the Ministry).
The joint public hearing for the P4G OCP was held on September 24, 2020. Chief Delorme from
the Cowessess First Nation spoke and four written submissions were received as part of the
public hearing. All five P4G Councils unanimously approved the bylaws for the planning district
agreement and OCP during the respective Council meetings after the public hearing.
The District Zoning Bylaw was provided at the May 27, 2021 ROC meeting where it was referred
to Corman Park for consideration and to begin the bylaw approval process. At the June 14, 2021
meeting of R.M. Council, first reading was given to the District Zoning Bylaw.
A public hearing for the District Zoning Bylaw was held on August 16, 2021. Public notice for the
public hearing was advertised in Clark’s Crossing Gazette throughout July 2021 in accordance
with The Planning and Development Act requirements. Landowners and rightsholders within the
proposed P4G Planning District boundaries were also sent a written public hearing notice. The
notice and draft bylaw were posted on Corman Park’s website for viewing ahead of the public
hearing.
Ahead of the public hearing, written comments from Crosby Hanna on behalf of Gary & Linda
Budd and family were received outlining concerns with density and multi-unit development
related to the Silver Sky development and re-subdivision of Birchwood Heights. At the public
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hearing, Mike Pawluski from Associated Engineering spoke on behalf of a number of his clients
(he didn’t indicate exactly who), indicating support of the District Zoning Bylaw. The one
comment they had was acknowledging future discussions on levies in the region and indicating
the need for fair evaluation to ensure that development is supported in P4G and that the costs
are not prohibitive. No other written or verbal comments were received at the public hearing.
Following the public hearing, Corman Park Council had some discussion around landscaping,
home based business and vehicle storage provisions in the bylaw but supported the District
Zoning Bylaw for final readings with no further edits.
The District Zoning Bylaw, District Official Community Plan and Planning District Agreement
were submitted to the Province for final approval and establishment of the P4G Planning District
on September 3, 2021. P4G has requested an establishment date of January 1, 2022 for the
new P4G Planning District. The current Corman Park-Saskatoon DPC will continue operating
until the new P4G Planning District is in place and transitioned over to the new P4G DPC.
Membership recruitment for the new P4G DPC has begun. Each P4G municipality is allowed 2
municipal representatives (minimum one elected official) and will participate in the selection of
the 3 joint members for a total DPC voting membership of 13. Any current DPC members are
encouraged to apply for the new P4G DPC; application forms are available
at https://partnershipforgrowth.ca/ and are due by 5 pm on October 4, 2021.
Additional updates will be provided once available.
b) North Concept Plan (NCP) – New Update
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
work, including project management, is being done by the City of Saskatoon planning and
engineering staff with oversight and direction provided by P4G. The project began in May 2019.
The project website is www.partnershipforgrowth.ca/north-concept-plan/.
A presentation by the project manager, Ty Czerniak, was provided to the Commission at the
October 2, 2019 meeting. The presentation highlighted five areas of NCP focus - engagement
plan, land use strategy, transportation strategy, servicing strategy and natural area screening.
On February 12, 2020 a come-and-go stakeholder event was hosted by the project team at the
Northridge Centennial Community Centre in Martensville. Approximately 80 people were in
attendance. At this event, stakeholders could discuss the scope and ongoing progress of the
concept plan, ask questions and share their interests in the plan.
The project manager presented to the Commission at the July 8, 2020 meeting, focusing on the
work completed to date, future engagement and final steps to finish the project.
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A second engagement session, which was held online via the project website, began on August
3-21, 2020 to share the major components of the draft plan, including existing conditions, land
use and servicing. Information gathered at this event helped determine the final concept plan
framework as the project draws into its final stages of completion.
A draft report was provided for municipal review in February 2021. Based on this municipal
review additional revisions were required to the final plan. An updated final draft was provided
to the municipalities for final comment in June 2021.
Project meetings took place on July 27, 2021 prior to the departure of the P4G Director to finalize
the last project deliverables and make a plan for finalizing the wording of the NCP. Following
that, Corman Park and Saskatoon project team members met to resolve a number of outstanding
comments and provide direction to the NCP project manager. Following this, the NCP project
manager circulated a summary of the outstanding items and associated budget considerations
to complete the Plan based on municipal comments that have been outstanding since February.
Project PAC members met on September 2, 2021 to review the summary and determine a
course of action; a number of items were removed from the outstanding work list and direction
on final action items was provided back to the consulting team. Some budget and resourcing is
expected to be required for planning and engineering work to complete the NCP however the
remaining issues are minor in nature and a revised budget estimate is being provided. The
surplus P4G staffing budget is expected to cover the outstanding costs. Provided the outstanding
matters are resolved and any budget shortfall is addressed, the NCP is still expected to be
completed and be presented for DPC, ROC and Council endorsements as necessary for
consideration when the P4G Planning District has received Ministerial approval.
Additional updates will be provided once available.
c) South East Concept Plan (SECP) – Nothing New to Report
The SECP began in January 2021 and is halfway done. The project is into the servicing,
infrastructure and financing tasks.
Discussions are ongoing with Corman Park and Saskatoon in regards to servicing, infrastructure
and land development. Meetings and discussions are advancing now that the new R.M.
Administrator has started.
The next couple of months will see interim servicing being finalized as well as proposed land
use development and rural to urban transition. Additional landowner, stakeholder and
rightsholder engagement will also take place.
Additional updates will be provided once available.
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d) R.M. Floodplain Policy Update – Nothing New to Report
As members of the Commission will recall, the R.M. contracted Stantec to undertake an update
to the R.M. and District Official Community Plan (OCP) and Zoning Bylaw which currently contain
a number of policies that do not meet current Statements of Provincial Interest (SPI). The work
includes review of applicable background information including the SPI, existing municipal plans,
past flooding information, management and operations of Lake Diefenbaker Reservoir and
Gardiner Dam and recently completed hydraulic modelling and mapping studies, legislative
authority and comparison of best practices across Canada.
On June 7, 2021, representatives from Water Security Agency (WSA) and Community Planning
Branch, Ministry of Government relations presented to R.M. Planning Committee. The purpose
of the presentation was to provide R.M. Council with an understanding on historical flooding
events and how upstream impacts such as use of the Gardiner Dam impact the floodplain in
Corman Park. In addition, the presentation included discussion around the SPI and municipal
flooding policies. As a precursor to public engagement, R.M. Administration proposed this joint
presentation so that R.M. Council had an opportunity to learn about provincial flood policies and
understanding some of the information that would be provided with ratepayers.
On July 15, 2021, Corman Park and Stantec hosted an online presentation to provide ratepayers
with information regarding provincial legislation and flood policy and historical flooding events.
Representatives from WSA and Community Planning were also in attendance. The presentation
was recorded and put on the project website for later viewing http://rmcormanpark.ca/307/FloodPlain-Policy-Updates.
Over the next coming months, Stantec will draft content including OCP policies and Zoning
Bylaw regulations. Once those policies are drafted, we will go back to the public and engage
with them on the proposed regulations.
Additional updates will be provided once available.
Commission Recommendation:
“That the updates on the Business Arising from the Minutes be received as information.”

6. Rezoning Applications(s):
None

7. Rezoning & Subdivision Applications(s):
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a)
SUBDIVISION 14/17 –
REVISED BYLAW 49/21
Owner/Applicant:
Legal Land Description:
Council Division:
File Manager:

Overpass Farms Inc.
Parcel ‘D’ and Parcel ‘EF’; S ½ 33-37-5-W3
6
Rebecca Row

1. Proposed Development:

Subdivision & Rezoning (removal of holding provision)

2. Recommendation:
“That the application of Overpass Farms Inc. to subdivide the S ½ 33-37-5-W3 as
identified on the Plan of Proposed Subdivision prepared by Webb Surveys dated June
18, 2021 and to remove the holding provision on proposed Parcel ‘DE’ be APPROVED
subject to:
i.
The applicant being solely responsible for all of the costs of the subdivision
and removal of the holding provision;
ii.
Bylaw No. 49/21 receiving Ministerial approval from the Ministry of Government
Relations;
iii. Obtaining development and/or building permits for the existing development on
Parcels ‘1 – 4’, as required. The applicant is responsible for all costs associated
with the development and/or building permit applications including the provision of
double permit fees as the use has continued without approvals;
iv. The applicant entering into a servicing agreement to provide for the remission
of municipal subdivision servicing fees for the new industrial parcels being
created, to identity the access to Parcel ‘DE’, to identify the applicant’s
responsibilities concerning property servicing, and to identify the maintenance
requirements and development restrictions for the storm water management
system;
v.
Prior to any re-subdivision of the lands or remove of the parcel tie being approved
by the Municipality, the applicant shall obtain Council approval to remove the
holding provision;
vi.
At the time of submitting a request to remove the holding provision, the applicant
shall provide:
a. a Plan of Proposed Subdivision identifying the required road right-ofway dedication by the registered landowner, without compensation, in
accordance with the Planning & Development Act, 2007, through the
remnant of Parcel ‘D’ for future roadway access as per the North West
Access Management Plan and City of Saskatoon Riel Industrial Sector Plan;
and
b. confirmation of adequate servicing and infrastructure to support the
proposed subdivision and/or development, to the satisfaction of the
municipalities and other affected agencies including access, roadways,
drainage, potable water, dedicated lands and wastewater;
vii.
Prior to the holding provision being removed, the subject lands shall not be used
or have any buildings erected thereon for any purpose excepting any uses being
lawfully carried out on the lands on the day of the passing of Bylaw No. 37/20;
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viii.
ix.

Access to the new parcels and the remnant must be constructed subject to
consultation with, and approval from, the R.M. Director of Public Works; and
Complying with all required regulatory agencies including, but not limited to
the Ministry of Highways and Infrastructure, the Saskatchewan Health Authority
and the Water Security Agency.”

3. Summary:
• An initial application to subdivide the subject property was considered by the
District Planning Commission (DPC) at their June 5, 2019 meeting. The
recommendation from the DPC was for denial as the application did not provide
roadway dedication in order to meet municipal and provincial regulations respecting
access to and from provincial highways, arterial roadways, and other public roads, as
per section 3.4.1 and 3.4.2 of the Corman Park – Saskatoon Planning District Official
Community Plan. That recommendation was upheld by R.M. Council as well as the
Community Planning Branch, who denied the subdivision application as the approving
authority.
• An appeal on the subdivision refusal was filed to the Saskatchewan Municipal
Board (SMB) by the landowner. The SMB file underwent case management in February
2020 to discuss potential options surrounding the subdivision and requested land
dedication.
• Through that process the applicant proposed title to four (4) D-Light Industrial 1
District (DM1) zoned parcels (Parcels ‘1-4’ as shown on the attached Plan of
Proposed Subdivision).
• In May 2020, the DPC and R.M. Council supported the creation of Parcels ‘1-4’ with the
remnant of Parcel ‘D’ being rezoned from DM1 to DM1 subject to a holding provision
(DM1H). Parcel ‘EF’ (now proposed as Parcel ‘DE’) was to be parcel tied to the remnant
of Parcel ‘D’ and rezoned to DM1H.
• This rezoning through a holding provision was intended to address the land dedication
issues at a later date, when the lands are developed and/or subdivided.
• After municipal approvals were complete, the applicant proposed a new subdivision
plan. The new plan is to allow for the creation of Parcels ‘1-4’ and Parcel ‘DE’ with
Parcel ‘D’ remaining as the remnant. Parcels ‘1-4’ and Parcel ‘DE’ would be zoned DM1
and Parcel ‘D’ remnant would be zoned DM1H.
• Bylaw 37/20 as considered under the other subdivision application for DM1H zoning was
approved by Community Planning on March 18, 2021.
• In consideration of the new subdivision application, the applicant was asked to assess
the challenges facing long-term access to Parcel ‘DE’. AE submitted a sketch illustrating
the construction of a multi-lane roundabout at this location (attached). Based upon the
roundabout configuration presented, a right-in/right-out driveway access would be
capable of being constructed to Parcel ‘DE’ without impacting geometry and function.
The developer has included the roadway dedication of a 70m diameter radius
roundabout at the proposed future Cory Gate/Cory Crescent intersection.
• It is the opinion of Saskatoon’s Transportation Department that the information provided
does not confirm adequate servicing and infrastructure to support the proposed
subdivision and as a result, the access to Parcel ‘DE’ remains unresolved. The Ministry
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•

•

•

•

of Government Relations, has advised that they are not in agreement with Saskatoon’s
request.
Corman Park acknowledges that while rural access could be granted to Parcel ‘DE’ via
Cory Gate, there are challenges with access in the long term depending on the
roadway design. It will be important to ensure any development on Parcel ‘DE’ is sited
with long term access in mind. Notice may be registered on title outlining any changes
or expectations for access to ensure future property owners are made aware.
Similar to the previous recommendation, a condition is included requiring the road rightof-way dedication without compensation through the remnant of Parcel ‘D’ for future
roadway access as per the North West Access Management Plan and City of
Saskatoon Riel Industrial Sector Plan prior to removal of the holding provision. This
means that dedication would be required prior to consideration of development on the
site. The applicant has agreed to the holding provision and conditions for Parcel ‘D’.
However, there is risk in considering the new proposal, as Parcel ‘D’ may never be resubdivided by the landowner since this subdivision removes the parcel tie to Parcel
‘DE’. See section 11 for more information.
The application meets the requirements of the Corman Park – Saskatoon Planning
District Official Community Plan and Zoning Bylaw.

4. Bylaw Compliance:
Corman Park – Saskatoon Planning District Official Community Plan:
Section
Policy
The lands proposed for subdivision are identified as
3.1.1
Future Industrial Areas” on the Future Land Use Map.
3.1.4 &
3.1.5 &
3.1.6
3.3.2

3.3.3

Compliance
Yes

The proposed subdivision would create an extension of the
existing East Cory Industrial Park.

Yes

If approved, a servicing agreement would be executed as
part of the subdivision process.

Yes

An overall drainage plan was prepared for the East Cory
Industrial Park. The Water Security Agency confirmed that
since the drainage plan considered all phases of
development in East Cory, they do not have a concern as
long as the infrastructure for storm water management is in
place to handle the development. The stormwater pond in
East Cory is existing and was sized to handle the proposed
subdivision.

Yes
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Access to the properties will be provided from Cory Road,
Cory Gate and/or Cory Crescent South.

3.4.1 &
3.4.2

A dedicated roadway connection, through Parcel ‘D’ has
not been shown on the PPS. This dedication is part of a
local and regional transportation corridor between Highway
No. 11 and No. 12. This connection was included in the
North West Access Management Plan as approved by the
Ministry of Highways & Infrastructure, City of Saskatoon
and R.M. of Corman Park. The roadway connection is also
identified in the City’s Riel Industrial Sector Plan. This
roadway dedication is needed to ensure future access to
the proposed subdivision and the surrounding area once
Saskatoon Freeway is constructed, and to ensure regional
transportation infrastructure can be developed.

Yes

To mitigate those concerns the landowner is proposing to
keep the remnant of Parcel ‘D’ zoned DM1H. This
rezoning through a holding provision is intended to address
the land dedication issues at a later date, when the lands
are developed and/or subdivided.
See section 11 for more information.

3.5.1

8.2.3 &
8.2.6

8.2.4

8.2.6

The site does not contain any areas of historical,
archaeological significance, or significant wildlife habitat.
The proposed development will be located adjacent to Cory
Road and Cory Crescent South, which have been designed
and constructed to accommodate traffic associated with
the proposed development. Cory Gate may need
upgrading to provide access to Parcel ‘DE’.

Yes

Yes

The Ministry of Highways and Infrastructure has no
concerns with the subdivision; see section 10 for more
information.

Yes

Cory Gate, Cory Road and Cory Crescent South adjacent
to the proposed subdivision are 30 m right of ways. No
municipal road widening will be required.

Yes

8.3.5

If approved, a servicing agreement would be executed as
part of the subdivision process.

10.1

No natural or heritage resources have been deemed
significant on the proposed development site.

Yes

Yes
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Corman Park – Saskatoon Planning District Zoning Bylaw:
Section
Policy
No natural or heritage resource has been deemed
3.7.1
significant on the proposed development site.

3.16.2 &
3.16.3

3.18

3.21.1

3.21.4

An overall drainage plan was prepared for the East Cory
Industrial Park. The Water Security Agency confirmed that
since the drainage plan considered all phases of
development in East Cory, they do not have a concern as
long as the infrastructure for storm water management is in
place to handle the development. Drainage works must be
constructed at the owner's expense to provide for adequate
surface water drainage and would be detailed in the
servicing agreement if the subdivision were approved.
Landscaping standards for the individual sites would be
applied at the time of development permit application.
The Ministry of Highways has no concerns with the
subdivision; see section 10 for more information.

Access to lots 1 and 2 would be from Cory Road while
access to lots 3, 4 and the remnant Parcel ‘D’ will be
provided from Cory Crescent South, both are municipality
maintained roadways constructed to accommodate traffic
associated with the proposed development.

Compliance
Yes

Yes

Yes

Yes

Yes

Cory Gate may need upgrading to provide access to
Parcel ‘DE’.

3.21.6

3.21.12

Should the application be approved, access to the
proposed new parcels will have to be approved by the R.M.
Director of Public Works.
SaskWater has received permission from the City of
Saskatoon to supply water via Intervalley Water.
SaskWater does not require any further allocation, nor
does Intervalley Water to supply this water.

Yes

Yes

Should the application be approved, the servicing
agreement would outline the requirements for potable
water provision.

Schedule J: D-Light Industrial 1 District
Section
Policy
The parcel sizes meet the minimum site area requirements
8.1
of 0.8 ha (2 acres) as defined by the Zoning Bylaw.

Compliance
Yes
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5. Interdepartmental Implications:
Cory Road and Cory Crescent South are constructed to heavy haul standards and can
accommodate the traffic associated with the proposed development. Should the application
be approved, access to the proposed new parcels will have to be approved by the R.M.
Director of Public Works.
Cory Gate may need upgrading to provide access to Parcel ‘DE’ which will be addressed in
the servicing agreement.
6. Financial Implications:
Should the application be approved, the proposed subdivision of the property to create five
new industrial lots would result in the assessment of subdivision servicing fees pursuant to
Council’s current subdivision policy. Municipal reserve requirements have previously been
met.
7. Legal Implications:
Should the application be approved, pursuant to Section 172 of The Planning & Development
Act, 2007 a servicing agreement would be required as a condition of approval which will
identify the developer’s obligations for site servicing, road upgrades, Parcel ‘DE’ access
and payment of subdivision servicing fees.
8. Alternative Options:
Council may defer consideration of the application pending a further review where required or
it may deny the request for removal of the holding provision if desired thus eliminating
the applicant’s ability to proceed with the subdivision.
9. Public Consultation Summary:

N/A

10. Regulatory Correspondence:
Saskatchewan Health Authority (SHA): The SHA is unable to offer a comment on whether the
land for the proposed subdivision is adequately served by private sewage systems as a
hydrogeological report was not submitted. Therefore, it is recommended that Community
Planning Branch not consider the area suitable for private sewage systems. However the SHA
has previously agreed that for industrial subdivision, they are supportive of the use of septic
tanks so long as they are hauled to an approved lagoon.
SaskWater: SaskWater has received permission from the City of Saskatoon to supply water
via Intervalley Water. SaskWater does not require any further allocation, nor does Intervalley
Water to supply this water. Full comments are attached to the report.
Water Security Agency (WSA): The WSA confirmed that since the drainage plan considered
all phases of development in East Cory, they do not have a concern as long as the
infrastructure for storm water management is in place to handle the development. Full
comments are attached to the report. It should be noted that the stormwater pond in East
Cory is existing and was sized to handle the proposed subdivision.
Ministry of Highways: No new access to Highway No. 11 will be provided and any
development within 90 metres of a highway right-of-way require a permit from the Ministry. Full
comments are attached to the report. It should be noted that the Ministry based their
comments on the original PPS that showed additional lots however they confirmed their
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comments remain in place based on the revised PPS as included in this report.
City of Saskatoon: The City indicates it is the opinion of the City’s Transportation Department
that the information provided does not confirm adequate servicing and infrastructure to
support the proposed subdivision and as a result, the access to Parcel ‘DE’ remains
unresolved. See attached comments.
11. Other Considerations:
An initial application to subdivide the subject property was considered by the District Planning
Commission (DPC) at their June 5, 2019 meeting. The recommendation from the DPC was
for denial as the application did not meet all municipal and provincial regulations respecting
access to and from provincial highways, arterial roadways, and other public roads, as per
section 3.4.1 and 3.4.2 of the Corman Park – Saskatoon Planning District Official Community
Plan. That recommendation was upheld by R.M. Council as well as the Community Planning
Branch, who denied the subdivision application as the approving authority.
A dedicated roadway connection, through Parcel ‘D’ is desired by the municipalities. This
dedication is part of a local and regional transportation corridor between Highway No. 11 and
No. 12. This connection was included in the North West Access Management Plan as
approved by the Ministry of Highways & Infrastructure, City of Saskatoon and R.M. of Corman
Park. This roadway dedication is needed to ensure future access to the proposed subdivision
and the surrounding area once Saskatoon Freeway is constructed, and to ensure regional
transportation infrastructure can be developed.
An appeal on the subdivision refusal was filed to the Saskatchewan Municipal Board (SMB)
by the landowner. The SMB file manager determined that case management was
appropriate. As part of the case management process, representatives from the appellant
(landowner), Community Planning and the R.M. met in February 2020 to discuss potential
options surrounding the subdivision and requested land dedication. At the meeting, the
landowner expressed desire to title to four D-Light Industrial 1 District (DM1) zoned
parcels (Parcels ‘1-4’ as shown on the attached Plan of Proposed Subdivision).
In May 2020, the DPC and R.M. Council supported the creation of Parcels ‘1-4’ with the
remnant of Parcel ‘D’ being rezoned from DM1 (as it currently is) to DM1 subject to a holding
provision (DM1H). Parcel ‘EF’ (now proposed as ‘DE’) was to be parcel tied to the remnant
of Parcel ‘D’ and rezoned to DM1H. This rezoning through a holding provision was intended
to address the land dedication issues and access issues to Parcel ‘DE’ at a later date, when
the lands are developed and/or subdivided.
From a municipal perspective, the holding provision is important as while it allows the lands
to be rezoned, the use of the property and the formal zoning does not take place until the
‘hold’ is removed. In this situation, and similar to other recent rezoning proposals in the
Planning District, the removal of the holding provision is subject to conditions.
After municipal approvals were complete, the applicant proposed a new subdivision plan.
The new plan is to allow for the creation of Parcels ‘1-4’ and Parcel ‘DE’ with Parcel ‘D’
remaining as the remnant. Parcels ‘1-4’ and Parcel ‘DE’ would be zoned DM1 and Parcel ‘D’
remnant would remain zoned DM1H.
During the review of the previous subdivision application, it was noted that based on the
proposed configuration of the southbound lanes on Cory Gate, no access to Parcel ‘DE’
would be permitted based on Saskatoon standards. Additionally, a right-in and right-out
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would also not be permitted based on the need to accommodate traffic from Cory Gate to
Highway 11.
In consideration of the new subdivision application, the applicant’s consultant, Associated
Engineering (AE), was asked to assess the challenges facing long-term access to Parcel ‘DE’
and offer an alternative intersection configuration that would avoid orphaning this parcel in
perpetuity. AE submitted a sketch illustrating the construction of a multi-lane roundabout at
this location. Although the alternative intersection design is not a formal design supported by
a traffic forecast, it uses the same lane geometry representing a major arterial roadway.
Based upon the roundabout configuration presented, a right-in/right-out driveway access
would be capable of being constructed to Parcel ‘DE’ without impacting geometry and
function. Possibilities also exist for this arterial corridor to be reclassified as a minor arterial
roadway as part of the North Concept Plan. The reclassification may also enable
consideration of a single lane roundabout which further increases the safety of the facility.
AE suggests that the proposed location of the right in/right out approach is appropriate
regardless of the classification of this roadway but a minor arterial classification would
provide even greater flexibility for locating the proposed property access to Parcel ‘DE’. The
developer has included the roadway dedication of a 70m diameter radius roundabout at the
proposed future Cory Gate/Cory Crescent intersection.
Saskatoon’s Transportation Department recommended a Traffic Impact Assessment (TIA) be
done to confirm that the proposed roadway geometry is adequate to support the design
requirements, projected traffic volumes and proposed access to Parcel ‘DE’. Without this
information, it is unclear if this subdivision with the suggested road design is compatible with
future functional requirements and servicing needs. It is the opinion of Saskatoon’s
Transportation Department that the information provided does not confirm adequate servicing
and infrastructure to support the proposed subdivision and as a result, the access to Parcel
‘DE’ remains unresolved.
The Ministry of Government Relations, has advised that they are not in agreement with
Saskatoon’s request. They have suggested that the proposed road dedication could
accommodate a future road network that includes various design geometries, and does not
compromise future intersection design requirements. Additionally, access to proposed Parcel
‘DE’ has been secured via Cory Gate. Therefore, the approving authority has determined that
the City of Saskatoon’s request for a TIA is not warranted at this time.
Corman Park acknowledges that while rural access could be granted to the parcel via Cory
Gate, there are challenges with access in the long term depending on the roadway design.
As a rural road with no Highway 11 connection, an all access turning movement could likely
be accommodated. However a right in/right out could only be provided in the future based on
a multi-lane urban roadway. It will be important to ensure any development on Parcel ‘DE’ is
sited with long term access in mind. Notice may be registered on title outlining any changes
or expectations for access to ensure future property owners are made aware.
Similar to the previous recommendation, a condition is included requiring the road right-ofway dedication without compensation through the remnant of Parcel ‘D’ for future roadway
access as per the North West Access Management Plan and City of Saskatoon Riel
Industrial Sector Plan prior to removal of the holding provision. These provisions are for
removal of the holding provision, with or without a subdivision proposal by the applicant.
This means that dedication would be required prior to consideration of development on the
site. The applicant has agreed to the holding provision and conditions for Parcel ‘D’.
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However, there is risk in considering the new proposal, as Parcel ‘D’ may never be resubdivided by the landowner since this subdivision removes the parcel tie to Parcel ‘DE’.
Re-subdivision of P arcel ‘ D ’ in the future would allow the municipalities an opportunity to
require dedication of the necessary right-of-ways. If the current proposal is supported, the
municipalities would be risking that dedication is never provided and that compensation will
be required in the future when the roadway is needed to be constructed. The land can be
dedicated without compensation when subdivision is involved; however if that does not
occur prior to the need for the road to be constructed, compensation to the landowner will
be required.
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June 23, 2021
File:
2019-4266
Shawn Dukart
Planning Consultant
Ministry of Government Relations
Submitted by Email
Re:

EAST CORY LIGHT INDUSTRIAL PARK PHASE 3
YOUR FILE: R0073-21S

Dear Mr. Dukart:
Laurie Bradley (Overpass Farms Inc.) has requested consideration of the removal of the holding
provision and incorporation of proposed Parcel DE into his current phase of subdivision within the East
Cory Light Industrial Park. Mr. Bradley had previously included this parcel within a subdivision
application but due to concerns over the ability to support long term access to the property, it was held
back from the approval and proposed to be tied to an adjacent un-subdivided parcel until a means of
access could be confirmed.
The current phase of subdivision provides for the dedication of Cory Gate which links the existing
industrial properties to a future intersection along Highway 11. It is our understanding that this
segment of road is planned to function as part of a future arterial road corridor providing a link for
traffic to access lands on either side of Highways 11 and 12 in the future once the Saskatoon Freeway
has been constructed.
During the review of the previous subdivision application, the City of Saskatoon noted that based on
the proposed configuration of the southbound lanes on Cory Gate, no access to Parcel DE would be
permitted. Additionally, a right-in and right-out would also not be permitted based on the need to
accommodate traffic from Cory Gate to Highway 11.
Following several meetings with the Community Planning Branch and the RM of Corman Park,
Associated Engineering was asked to assess the challenges facing long-term access to Parcel DE and
offer an alternative intersection configuration that would avoid orphaning this parcel in perpetuity.
In response to this request, AE submitted the attached sketch illustrating the construction of a multilane roundabout at this location. The incorporation of a round-about rather than the “Y” intersection
illustrated on previous sketches provided by the City of Saskatoon offers several advantages. Firstly,
the roundabout offers a balance between maintaining an unobstructed commuting corridor between
Highways 11 and 12 while still offering full local access to the lands and local roads within East Cory.
Secondly, it is our opinion that a “Y” intersection at Cory Crescent is less desirable under TAC standards
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due to the confusion/uncertainty it can cause drivers and the possibility that drivers can enter the
minor road at a higher rate of speed. In our opinion, the installation of a roundabout at this location
would improve the overall traffic safety in this area, particularly as development proceeds and traffic
volumes increase.
Although the attached alternative intersection design is not a formal design supported by a traffic
forecast, it uses the same lane geometry provided by the COS in their 2019 sketch which we
understand to represent a major arterial roadway. Based upon the roundabout configuration presented,
a right-in/right-out driveway access would be capable of being constructed just south of the crosswalk
without impacting the geometry and function represented by the 2019 sketch.
It is our understanding that the possibility exists that this arterial corridor may be reclassified as a minor
arterial roadway by the soon-to-be ratified North Concept Plan. The reclassification may also enable
consideration of a single lane roundabout which further increases the safety of the facility as people
tend to be more confident driving single-lane roundabouts, especially if they are not used to
roundabouts. In addition to reducing the footprint of the roundabout and consequently the area that is
available for access, there may be other benefits to considering a single lane roundabout in terms of
safety and driver expectation. Please note, that the proposed location of the right in/right out approach
is appropriate regardless of the classification of this roadway but would provide even greater flexibility
for locating the proposed property access to DE. The exact location of the property approach is
expected to be confirmed with the RM of Corman Park through their approach permitting process.
Given the uncertainty regarding the timing for, the jurisdiction of, and final function of this roadway
corridor in the future, the developer has authorized us to submit a revised plan of subdivision that
includes the dedication of a 70m diametre radius at the proposed future Cory Gate/Cory Crescent
intersection. In our opinion, the additional dedication illustrated offers enough flexibility for the
presiding municipality to plan for and construct future roadway infrastructure needed to support the
future intentions for this corridor without inhibiting access to local properties. We note that the
proposed land dedication exceeds the dedication provided by similar roundabouts presently
constructed in Saskatoon which utilize a 60m diametre.
Yours truly,

Bill Delainey, RPP
Project Manager
Attachments: Roundabout Sketch Plan
Revised Plan of Proposed Subdivision

17

18

10.0

62.93

0.92± ha
2.27± ac
146.33

85.31

8

1.25± ha
3.08± ac
146.33

15.0

85.31

62.93
10.0

146.32

7
General location for future restricted
property access point. The specific
location is to be confirmed in
conjunction with the RM approach
permit process.
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222 3rd Avenue North Saskatoon Saskatchewan S7K 0J5
Phone (306) 975-2645
Fax (306) 975-7712

August 19, 2021
Ralph Leibel
Executive Director of Community Planning
Community Planning Branch
Ministry of Government Relations
Room 978, 122 Third Avenue North
Saskatoon SK S7K 2H6
Dear Mr. Leibel:
Re:

RM of Corman Park No. 344
Part of Parcel D, Reg’d Plan No. 101876249
SW ¼ Section 33-37-5-W3M
Proposed Lots 1-4, Block 8, and Parcel DE - Industrial Subdivision
East Cory Industrial
Our File No.: PL 4240-20

Please accept the following comments as the formal response from the City of
Saskatoon (City) on the above proposed subdivisions.
We note that the subdivision application of Parcel D was refused by the Ministry of
Government Relations (Ministry) on September 26, 2019, and the applicant
subsequently submitted Notice of Appeal to the Saskatchewan Municipal Board (SMB).
We understand that the Ministry, the Rural Municipality of Corman Park (RM) and the
applicant have been in negotiations in an attempt to resolve outstanding issues without
the SMB needing to render a decision.
When the City received the latest revision of the proposed subdivision of Parcel D, we
noted that it proposed a roundabout at Cory Gate. The City’s Transportation
Department recommended a Traffic Impact Assessment (TIA) be done to confirm that
the proposed roadway geometry is adequate to support the design requirements,
projected traffic volumes and proposed access to Parcel DE. Without this information, it
is unclear if this subdivision with the suggested road design is compatible with future
functional requirements and servicing needs. The Ministry of Government Relations
has advised that they are not in agreement with the City’s request. As such, we offer
the following additional information.
It is the opinion of the City’s Director of Transportation that these concerns have not
been clearly addressed in the technical report provided by the applicant’s consultant
(Associated Engineering). We appreciate that the primary objective is to determine that
the proposed roadway dedication does not compromise future road infrastructure
requirements (or at least that it provide flexibility to accommodate various design
geometries) without requiring a detailed road/intersection design; however the two go
hand-in-hand. Design elements typically include in a functional plan, establishing sight
lines and turning templates for the design vehicle, identify the roundabout dimensions,
include required dedicated right-of-way, and suitability of adjacent access points. Multilane roundabouts require even more careful design considerations. The proposed high20
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level sketch does not include the required detailed information that would allow the City
to properly assess the roundabout operation and suitability.
A quick review of the proposed roundabout design raises the following concerns:
• Multi-lane roundabouts are inherently complex, but the proposed configuration
may be even more confusing to drivers to navigate because of inconsistent lane
configuration for each approach.
• The proposed right-in/right-out access to Parcel DE may be too close to the
intersection. This is why sight lines are important in order to determine the
visibility and safety of an access at this location.
• Vehicles coming from Highway 11 wishing to access Parcel DE have to go
around the roundabout (U-turn), but more importantly change lanes inside the
roundabout or immediately outside the circle while still inside the intersection’s
functional area, which is unsafe and possibly illegal.
• Vehicles exiting Parcel DE have to cross two through lanes over a short distance
to access the left-turn bay.
• Some of above noted concerns may be mitigated with a single-lane roundabout
design, but this reduces the intersection capacity and efficiency. This is difficult to
assess without knowing the projected traffic volumes and level-of-service.
With this in mind, it should be noted, that in the correspondence reviewed, the shared
drawing of the proposed roundabout design was not stamped by a Professional
Transportation Engineer, nor does it note whether it was designed or reviewed by one.
As noted in our previous response, the applicant was presented with options that would
provide for the subdivision of the four lots from Parcel D and the subdivision of Parcel
EF with conditions as agreed up by the City and the RM, as follows:
•
•
•
•

Rezoning the residual of Parcel D to D-Light Industrial 1 District (DM1) subject to
a holding provision;
Parcel tie of the residual of Parcel D to proposed Parcel EF;
Removal of the holding symbol could only occur concurrently with the removal of
the parcel tie;
Conditions for removal of the parcel tie would include:
o submission of a Plan of Proposed Subdivision identifying the required road
right-of-way dedication by the registered landowner, without
compensation, in accordance with The Planning and Development Act,
through Parcel D for future roadway access as per the North West Access
Management Plan and City of Saskatoon Riel Industrial Sector Plan,
o confirmation of adequate servicing and infrastructure to support the
proposed subdivision to the satisfaction of the RM, the City and other
affected agencies including access, roadways, drainage, potable water,
dedicated lands and wastewater, and
o resolution of future site access to proposed Parcel EF, given the location
of the proposed right turning lane and intersection spacing required;
21
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•
•

Measures to restrict the use of the residual of Parcel D consistent with future
road right-of-way dedication requirements; and
Any outstanding enforcement issues, including permit applications, must be
addressed to the satisfaction of the RM.

The Ministry indicates that the applicant is seeking to have the parcel tie removed,
along with the holding symbol from Parcel DE. We wish to point out the conditions
noted above that are tied to removal of the parcel tie and holding provision. It is the
opinion of the City’s Transportation Department that the information provided does not
confirm adequate servicing and infrastructure to support the proposed subdivision and
as a result, the access to parcel EF remains unresolved.
The City has identified the potential problems with the design of the roundabout as
noted above, to ensure the risks are clearly understood. Should the Ministry decide to
approve the subdivision plan, the above noted concerns should be properly evaluated
and addressed during the roadway/intersection design stage. However, it should be
noted that granting access to parcel DE in the proposed location may present a design
constraint for the future plans.

Jay Magus, P.Eng.
Director of Transportation (306.975.3171)

Lesley Anderson, RPP, MCIP
Director of Planning and Development (306.975.2650)
DK:dk

cc Ministry of Highways, Central Region (roadside.central@gov.sk.ca) CS 11-10 Sub
RM of Corman Park No. 344 (R. Row, Director of Planning and Development)
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July 21, 2021

Our File: R0073-17S
Your File: PL 4240-20

Tyson Mcshane, RPP, MCIP
City of Saskatoon
222 3rd Avenue North
SASKATOON SK S7K 0J5
Dear Tyson Mcshane,
RE:

RM of Corman Park No. 344
Part of Parcel D, Reg’d Plan No. 101876249
SW ¼ Section 33-37-5-W3M
Proposed Lots 1-4, Block 8, and Parcel DE - Industrial Subdivision

On May 28, 2021, the City of Saskatoon requested a traffic impact assessment (TIA) of the
developer. This report was requested in order to confirm the proposed roadway
geometry is adequate to support the projected traffic volumes, and access to proposed
Parcel DE.
Long-term planning is necessary to avoid piecemeal subdivisions and development that
will create difficulties in the future. Regional planning has been initiated for this area, and
it is clear that a transportation corridor is necessary to ensure continued access to and
from the proposed subdivision and the surrounding area. Land dedication and a caveat,
via a holding provision, have ensured the transportation network is protected.
A TIA may confirm future traffic volumes and the related design requirements for this
future transportation corridor. It could be argued that without this information, the
proposed subdivision is not suitable for the intended purpose as it is unclear if the
proposed design will create future servicing conflicts, particularly with regard to future
access to proposed Parcel DE.
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With this in mind, at the request of approving authority, the client’s consultant,
Associated Engineering was first asked to consider long-term access to Parcel DE, and
demonstrate that adequate land has been dedicated to provide flexibility in the
construction of future roadway infrastructure. Please see the attached report for details.
In the opinion of the approving authority, Associated Engineering has adequately
demonstrated that the proposed road dedication could accommodate a future road
network that includes various design geometries, and does not compromise future
intersection design requirements. Additionally, access to proposed Parcel DE has been
secured via the proposed road dedication. Therefore, the approving authority has
determined that the City of Saskatoon’s request for a TIA is not warranted at this time.
As next steps, the client has opted to register the plan for R0365-19S currently pending at
ISC, and if approved, register an amended plan for R0073-17S (see attached plan). In
order to confirm the appropriate lands are dedicated, the titles for R0365-19S must be
raised with ISC before the approving authority will issue a decision for R0073-17S.
It is our understanding that the amended plan will be submitted to the District Planning
Commission for a recommendation and then to the RM Council for a decision. The RM
Council will need to consider removing the holding provision currently affecting proposed
Parcel DE, in addition to finalizing other municipal requirements (e.g. a revised servicing
agreement). If these items are addressed, the approving authority will consider issuing a
decision for R0073-17S.
If you have any further questions about our decision, you may contact me at (306) 7877672 or by email to ralph.leibel@gov.sk.ca.
Sincerely,

for

Ralph Leibel
Executive Director of Community Planning
Attachments
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cc:

Ministry of Highways, Central Region (roadside.central@gov.sk.ca) CS 11-10 Sub
RM of Corman Park No. 344 (R. Row, Director of Planning and Development)
Associated Engineering, B. Delainey (delaineyb@ae.ca)
Overpass Farms Inc., L. Bradley (lsamson@sasktel.net)
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Previously approved Plans of Proposed Subdivision Showing Parcel 'D' subdivision and Parcel 'EF' to be tied to
adjacent Parcel 'D'
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Plan of Proposed Subdivision Showing Parl 'EF' to be tied to adjacent Parcel 'D' (as existing)
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Saskatchewan Health Authority:
We have reviewed the subdivision application R0073-17S for RM344 Par D Plan 101876249 S1/2
Section 33-37-5-W3M.

The following additional information was requested and provided by Laurie K Bradley, of Overpass
Farms Ltd, by phone, on 16 March 2017:
•

The existing building on the propose Lot 6 has a holding tank as its onsite sewage disposal
system.
This Category II subdivision will create 7 lots, with an average size of less than 4 ha and greater than
1 ha, with the smallest lot being 0.93 ha, in a medium density area, of adequate sensitivity. There are
more than 9 lots within 0.4 km of the proposed subdivision. Exclusion criteria do not apply.

Based on the “Guidance Document for Developments and Subdivisions where Onsite Wastewater
Treatment Systems are Proposed” this proposal falls within the scope of a required
hydrogeotechnical investigation.

Therefore, due to human health and environmental concerns related to the density of the
development we are requesting that Community Planning require a hydrogeological study to be
completed prior to Saskatoon Health Region providing comment on the suitability of the proposal.
The hydrogeological study is intended to determine the suitability of land for private sewage systems.
It is recommended that the proponent determine the larger scale environmental impact of this and
the surrounding developments and to identify an appropriate method of onsite wastewater
treatment and disposal. The study needs to consider whether soils at this location would be suitable
to sufficiently treat effluent.
General
information
regarding
the
hydrogeological
http://www.saskatoonhealthregion.ca (search subdivisions).

study

is

available

at

Without the above analysis, the health region is unable to offer a comment on whether the land for
the proposed subdivision is adequately served by private sewage systems. Therefore, it is
recommended that Community Planning Branch not consider the area suitable for private sewage
systems. Consequently, the only remaining option would be a communal collection and treatment
system and the Ministry of Environment should be contacted to discuss their requirements.
Please note that this request to provide a hydrogeological report does not guarantee that onsite
wastewater treatment and disposal will be permitted on this site.

The installation of any new plumbing and sewage systems shall be permitted, inspected and
approved by this department. Permit applications and related information can be found on our
website at www.saskatoonhealthregion.ca (search: sewage).
Matthew Shumaker

Public Health Inspector, Environmental Public Health Department,
Population and Public Health, Saskatoon Health Authority
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SaskWater Comments:
November 17, 2017

Good Morning, Mike:

We have received permission from the City of Saskatoon to supply water via Intervalley Water to
the East Cory Development. SaskWater has sent a letter to Intervalley informing of them of this. I
can share the letter that was sent to Intervalley with Community Planning if we have permission
from Intervalley to do so. At this time we do not require any further allocation, nor does Intervalley
Water to supply water to the East Cory Development.
If you have any questions regarding this file do not hesitate to call me.
Have a good weekend.
Regards,
Dawn

From: Mike Pawluski [mailto:pawluskim@ae.ca]
Sent: November-17-17 10:47 AM
To: Dawn Dierker
Subject: RE: East Cory Phase 2
Hi Dawn,

I was wondering if you have had an opportunity to look into my questions from my previous email
below?

As our clients are proceeding with the subdivision stage of East Cory, one of the outstanding
comments from Community Planning is has a source of water been secured or at the very least in
the process of being secured. Community Planning wants to know what needs to be done for the
water source to be obtained. Whether its obtaining additional allocation from the City or additional
infrastructure.
If you could give me a status update, that would be great.
Thanks,

Mike Pawluski, RPP
Project Planner
Associated Engineering (Sask.) Ltd.
1 - 2225 Northridge Drive, Saskatoon, SK S7L 6X6
Tel: 306.653.4969
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From: Mike Pawluski
Sent: Thursday, November 02, 2017 10:16 AM
To: 'Dawn Dierker' <Dawn.Dierker@saskwater.com>
Subject: RE: East Cory Phase 2
Hi Dawn,

Our clients have been working through the next phase of the East Cory subdivision and I was
wondering if you have ever received anything from the City regarding additional allocation for IWI
to provide services to the development. As noted in your email below, you had sent a letter to the
City for consideration of additional water allocation. Is it possible for us to obtain this letter for our
records? And has the City ever acknowledge or provided a response to this letter?
Let me know either way.
Regards,

Mike Pawluski, RPP
Project Planner
Associated Engineering (Sask.) Ltd.
1 - 2225 Northridge Drive, Saskatoon, SK S7L 6X6
Tel: 306.653.4969
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Water Security Agency Comments:

Hi Shawn,

If the drainage plan considered all phases of development WSA does not have a concern in
which order they proceed in this case as long as the infrastructure for storm water
management is in place to handle the development.
Regards,
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Ministry of Highways & Infrastructure Comments:
September 6, 2018:
The Ministry of Highways and Infrastructure’s comments have not changed.
Andrea Landell, P.Eng
Government of Saskatchewan
Senior Project Manager, Traffic Engineering and Development, Operation and Maintenance – Central
Region
Saskatchewan Ministry of Highways and Infrastructure
#18-3603 Millar Avenue
Saskatoon, Canada S7P 0B2
Bus: 306-933-5855
Cell: 306-321-4893
Fax: 305-933-5188

September 18, 2017:
Good morning Shawn,
The Ministry of Highways and Infrastructure have reviewed the revised plan and have no further
comments then what was stated in our response to Government Relations on June 29, 2017.
I have attached the June 29, 2017 letter.
Regards,
Ron Gerbrandt, P. Eng. MBA
Regional Executive Director, Central Region, Design and Innovation Division Saskatchewan Ministry of
Highways and Infrastructure
Office Phone: (306) 933-5225
Cell Phone: (306) 537-3614
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8.

Subdivision Application(s):

a)

SUBDIVISION: 2020/46

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

Christmas Properties Ltd.
Parcel M, Plan 62S02942, NW 33-35-5-W3
2
Adam Toth

1. Proposed Development:

Subdivision

2. Recommendation:
“That the application of Christmas Properties Ltd. to subdivide a 0.24 ha (0.60 acre) parcel
labelled Parcel ‘MU1’ and to subdivide 3 commercial lots labelled lots ‘1’, ‘2’, and ‘3’ as shown
on the Plan of Proposed Subdivision prepared by Webb Surveys dated June 28, 2021 be
APPROVED subject to:
i.
The applicant being solely responsible for all costs of the subdivision including the
provision of Municipal Reserve in the form of cash-in-lieu;
ii.
Any permanent development within 90 metres of the highway right-of-way requires a
permit from the Ministry of Highways. Minimum setback from the existing roadway
centreline is 60 metres for homes and 55 metres for trees, shrubs, granaries,
commercial development, etc:
iii.
No new access to Highway 219 will be permitted. Access to the proposed subdivision
shall be via Grasswood Road;
iv.
No development within a triangle formed by measuring the following distances from
the intersection of the roadway centrelines and joining the points so obtained:
a. 290 metres (951 feet) along the highway centreline
b. 80 metres (263 feet) along the centreline of the intersecting grid road.
v.
The applicant submitting issued for construction drawings including approach design
and a detailed engineered drainage plan for R.M. approval prior to execution of the
servicing agreement;
vi.
The developer entering into a servicing agreement with the R.M. of Corman Park to
prescribe the remittance of the subdivision servicing fee for the 3 new commercial
parcels and the developer’s/future landowner’s responsibilities for property servicing
including construction of all drainage works, installation of approaches, easements,
requirements for geotechnical studies, submission of detailed design drawings, etc.
vii.
The demolition of any buildings shall require the approval of a development permit
from the R.M. of Corman Park prior to demolition;
viii.
The existing automotive shop shall require the approval of a development permit and
building permit from the R.M. of Corman Park prior to use and occupancy;
ix.
The installation of any new plumbing and sewage systems shall be permitted,
inspected and approved by the Saskatchewan Health Authority;
x.
A geotechnical report must be provided as part of the development permit application
on each lot to determine site specific foundation requirements;
xi.
Obtaining the necessary approvals and complying with the requirements and
recommendations of all government ministries and agencies including but not limited

37

xii.

to the Ministry of Environment, Water Security Agency, Ministry of Parks, Culture and
Sport, and the Saskatchewan Health Authority; and
The construction of any buildings on site shall require the approval of a development
permit and building permit from the R.M. of Corman Park.”

3. Summary:
• Bylaw 30/15 was approved in 2015 by the R.M. and in 2016 by the Ministry of
Government Relations to rezone the subject lands from D-Rural Convenience
Commercial 2 District (DC2) to D-Arterial Commercial 1 District (DC1) by contract.
• The contract rezoning agreement considered allowing for a maximum of 6 lots to be
subdivided with an internal municipal cul-de-sac to service them, however the application
was for rezoning by contract only. A subdivision or development permit could be
considered on the lands after rezoning.
• This application is to subdivide 3 commercial lots and 1 Municipal Utility (MU1) parcel to
maintain storm water.
• As a MU parcel, the responsibility for managing the stormwater pond will rest with the
municipality. The conceptual drainage plan has been supported by the Water Security
Agency and the R.M. of Corman Park Department of Public Works. A final engineered
drainage plan will be required with the issued for construction drawings as part of the
servicing agreement.
• Access to the proposed sites will be provided by Township Road 360 (Grasswood Road).
The Ministry of Highways has indicated that no access will be provided on Highway 219
and the applicant will need to dedicate a 20 metre wide right of way for future highway
widening/or service road. No development is to be allowed within the required site
triangle.
• The dwelling shown on the Plan of Proposed Subdivision has since been demolished
with the garage planned for demolishing later this year. The current shop shown on
proposed lot 2 is planned to remain onsite as an existing automotive repair business.
Through a record search it appears the use and building do not have permits through the
R.M. As such, permits will be required to bring the use and structure into compliance.
• Water and sewage servicing is proposed by the Dundurn Rural waterline connection and
sewage holding tank pump out respectively.
• A geotechnical report was provided previously which appears to only assess the
pavement structure and utility installations. A more detailed analysis should be required
at the time of development to determine foundation design for building structures.
• The application meets the requirements as stated in the Corman Park-Saskatoon
Planning District Official Community Plan and Zoning Bylaw.
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4. Bylaw Compliance:
Corman Park-Saskatoon Planning District Official Community Plan:
Section

7.1

7.2.1

7.2.2

7.2.3

7.2.4

7.3.1

Policy
Compliance
The applicant previously submitted a Comprehensive
Development Review (CDR) document to support their
rezoning application in 2015. Since the change to 3 lots
does not materially affect most aspects of the previous
CDR, R.M. Administration did not require an updated
Yes
CDR. Significant technical details such as drainage,
water, sewer, and traffic have been reconfirmed with this
new 3 lot concept.
The current DC1 by contract ensures that the uses are
limited and support the surrounding residential
community.
Development standards for this proposal such as
parking, loading, landscaping, signage, setbacks, etc.
are prescribed in the Zoning Bylaw.
The developer will be responsible for the construction of
all infrastructure and services as required including the
construction of the municipally maintained stormwater
pond.
As subdivision is involved in this proposal, a servicing
agreement will be required to be entered into with the
applicant and R.M.
The proposed development is located within the
‘Commercial Areas’ designation on the Future Land Use
Map attached as Appendix B.

Yes

Yes

Yes

Yes

Yes

7.3.3

The commercial development is located at the key
intersection of Grasswood Road and Highway 219.

Yes

7.3.4

a. The existing roads and infrastructure are
sufficient to support the development at this
location.
b. Other than overweight permits, no road upgrades
will be required for this development.

Yes
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c. Costs to the R.M. from this development will be
minimized. Maintenance of the MU parcel is
anticipated to be minimal.
d. According to the Canadian Land Inventory Soil
Class Rating the site contains soil classified as 4
and is considered as marginally productive
farmland.
The proponent will be required to receive approval from
the R.M. Department of Public Works prior to
approaches being constructed. Approaches will be
required to be shown in the detailed design drawing
submission through the servicing agreement and
constructed by the developer.
7.3.5

7.3.6

7.3.7

7.6.1

8.2.3/8.2.4

8.2.4

A Roadside Development Permit will be submitted to the
Ministry of Highways prior to initiating any development
within 90 metres of the network. No new access to
Highway 219 will be permitted; access is to be from
Grasswood Road. The applicant shall dedicate a 20
metre right of way on the west side of the parcel for
highway widening and/or a service road.
No new roads are anticipated to be constructed at this
time thus limiting additional road construction and
maintenance.
The proposed parcel lies outside of any applicable
Intensive Livestock Operation separation distances.
The subdivision is appropriately zoned to accommodate
the needs of the adjacent local country residential
community.
Each parcel is proposing their own approach to access
Grasswood Road. Each parcel is large enough to
provide proper spacing which is satisfactory to the R.M.
Department of Public Works and the Ministry of
Highways.
The application was circulated with the Ministry of
Highways for comment. The Ministry of Highways is
supportive of the subdivision provided that a Roadside
Development Permit will be submitted to the Ministry of

Yes

Yes

Yes

Yes

Yes

Yes
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Highways prior to initiating any development within 90
metres of the network. No new access to Highway 219
will be permitted; access is to be from Grasswood Road.
The applicant shall dedicate a 20 metre right of way on
the west side of the parcel for highway widening and/or
a service road.

8.2.6

10.1.1

10.1.5

The R.M. Director of Public Works confirmed that the
current Grasswood Road right of way of 30 metres is
wide enough to handle the proposed subdivision.
Additional road widening is not required.
The site was screened and is not considered heritage
sensitive. There appeared to be historical occurrence of
Olive-backed Pocket Mouse, Blue Wild Rye, and Redstemmed Cinquefoil in the area. However due to the
land being previously disturbed, impacts to the
mentioned species are unlikely.
The stormwater retention pond has been located in a
natural low-lying area resulting from drainage moving
from the northwest to south east of the parcel.

Corman Park-Saskatoon Planning District Zoning Bylaw:
The site was screened and is not considered heritage
sensitive. There appeared to be historical occurrence of
Olive-backed Pocket Mouse, Blue Wild Rye, and Red3.7.1
stemmed Cinquefoil in the area. However due to the land
being previously disturbed, impacts to the mentioned
species are unlikely.

3.9.2

3.11.1

The Ministry of Highways has identified a site triangle at
the intersection of Highway 219 and Grasswood Road.
There is available space for development on the affected
lot while respective the identified site triangle restriction.
The applicant is proposing fully enclosed holding tanks to
accept sewage disposal for each lot; this private sewage
disposal method is accepted by the Saskatchewan Health
Authority.

Yes

Yes

Yes

Yes

Yes

Yes
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3.16.1 &
3.16.2

3.21.1.

3.21.7

3.21.12

3.22.1

A detailed engineered grading plan is recommended as a
condition of approval to ensure proper site development
and drainage.
The Ministry of Highways is supportive of the subdivision
provided that a Roadside Development Permit will be
submitted to the Ministry of Highways prior to initiating any
development within 90 metres of the network. No new
access to Highway 219 will be permitted; access is to be
from Grasswood Road. The applicant shall dedicate a 20
metre right of way on the west side of the parcel for
highway widening and/or a service road.
The approaches to access proposed Lots 1, 2, and 3 will
require approval from the R.M. Director of Public Works.
Due to the site requiring extensive grading and drainage,
approach approval and construction will be a requirement
of the developer through the detail design review in the
servicing agreement.
The Dundurn Rural Water Utility was contacted and
confirmed that they have the capacity to service this
development.
The municipal utility parcel (MU1) is considered a public
utility which is permitted in all zoning districts and exempt
from site area, frontage, and setback requirements.

Yes

Yes

Yes

Yes

Yes

Schedule M: D-Arterial Commercial 1 District (DC1) by Contract
Section

2. & 3.

Policy
Compliance
The allowable permitted uses under the contract
agreement are limited to:
• Animal Health Care Facility
• Automotive Repair Shop
• Commercial Storage Centre
• Food Service Use
Yes
• Public Market
• Public Utility or Municipal Facilities
• Retail Store
The allowable discretionary uses under the contact are
limited to:
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•
•

8.

10.

Commercial Recreation
Telecommunications Facility

Lots 1, 2, and 3 are proposed to be 0.96 ha (2.38 acres),
1.13 ha (2.80 acres), and 1.14 ha (2.81 acres)
respectively which exceeds the minimum 0.2 ha (0.5 acre)
site area for permitted and discretionary uses. The
existing automotive repair shop (‘shop’) shown on lot 2 of
the plan of proposed subdivision meets the minimum
building front yard setback of 45 metres from centre line
of the road and rear and east side yard setback of 8
metres.
The applicant will be required to submit a landscaping
plan prior to issuance of a development permit.

Yes

Yes

5. Interdepartmental Implications:
The R.M. Director of Public Works has no concern with the proposed approach locations to
access Grasswood Road. Public Works has no concerns with the drainage plan and how it
is intended to function. The developer’s intent is that the landowners would be responsible
for the maintenance of the drainage easements. The R.M. doesn’t have the proper equipment
to maintain these easements with the width shown and would therefore not want to be
responsible for maintenance. It will be required that landowners are responsible for the
maintenance of the easements through the servicing agreement. For the MU Parcel, which
will be maintained by the R.M., there would need to be sufficient space around the pond to
be able to perform any potential maintenance. If there will be grass to mow around the pond,
the mower would need 16 ft width to mow around the pond. If the pond will have no grass
around it to mow then the width could be reduced to 3 m. The 6m width of the MU Parcel
from the road to the pond is sufficient.
6. Financial Implications:
The applicant will be responsible for all costs regarding the subdivision including the
remittance of the R.M.’s subdivision servicing fee. 0.46 acres worth of Municipal Reserve
(5% of the area being subdivided) in the form of cash in lieu payment will be required on this
application.
7. Legal Implications:
The applicant shall be required to enter into a servicing agreement to address several items
listed in the conditions of approval.
8. Alternative Options:
Council may defer consideration of the application pending a further review where required.
9. Public Consultation Summary:

N/A
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10. Regulatory Correspondence:
City of Saskatoon: The City has no developments or facilities that would be negatively
impacted by this subdivision. It is recommended that geotechnical reports, flow/volume
calculations for storm water, and Traffic Impact Assessments be created as conditions of
approval. While the City recognizes a potential land use discrepancy in the new P4G Official
Community Plan, the R.M. confirmed that Country Residential land use policy supports small
scale commercial activities to support the local community. As such, there is no concern
about DC1 commercial zoning in the south Country Residential Area.
Ministry of Highways and Infrastructure: The Ministry has no objections to the proposal
provided that a Roadside Development Permit will be submitted to the Ministry of Highways
prior to initiating any development within 90 metres of the network. No new access to
Highway 219 will be permitted; access is to be from Grasswood Road. The applicant shall
dedicate a 20 metre right of way on the west side of the parcel for highway widening and/or
a service road.
Water Security Agency (WSA): The new 3 lot plan appears to maintain natural drainage
patterns as required. Stormwater will be directed to the pond and the natural outlet does not
change. WSA has no concerns.
Ministry of Parks, Culture, and Sport: The quarter section contains no heritage sensitivities
(see attached results).
Ministry of Environment Screening Tool: The Ministry completed a HABISask Project
Screening for the area which identified Historical Occurrences of Olive-backed Pocket
Mouse, Blue Wild Rye (Elymus glaucaus spp. glaucus), and Red-stemmed Cinquefoil
(Potentilla rubricaulis). Based on the area being previously disturbed and the current land
use of the subdivision, impacts to the species Olive-backed Pocket Mouse, Blue Wild Rye,
and Red-stemmed Cinquefoil are unlikely. (see attached results).
11. Other Considerations:
Due to the limited uses allowed under the current DC1 zoning by contract, R.M.
Administration is not requesting a traffic impact analysis (TIA) at this time. Once uses are
applied for at the time of development for each lot, depending on the use, site specific TIA’s
may be requested. The District Planning Commission however could decide to request a TIA
as a condition at this stage of subdivision approval however it is not recommended.
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9. Discretionary Uses:
None

10. Textual Amendments:
None

11. Other:
None

12. Adjournment
Respectfully Submitted,
Rebecca Row, RPP, MCIP
Director of Planning & Development
rrow@rmcormanpark.ca
(306) 975-1654

Adam Toth, RPP, MCIP
Senior Planner
atoth@rmcormanpark.ca
(306) 975-0208

Kylie McLean, RPP, MCIP
Senior Planner
kmclean@rmcormanpark.ca
(306) 975-2135

Jeremy Dela Cruz
Planner II
jdelacruz@rmcormanpark.ca
(306) 978-6451

Jessica Mitchell, RPP, MCIP
Planner II
jmitchell@rmcormanpark.ca
(306) 978-6465

Cory Boudreau, RPP, MCIP
Planner II
cboudreau@rmcormanpark.ca
(306) 975-1665

Kristie Muzyka
Planner I
kmuzyka@rmcormanpark.ca
(306) 975-1646

Heidi Hamilton
Development Officer
hhamilton@rmcormanpark.ca
(306) 975-2137

Michelle Reiter
Planning Administrative Assistant
mreiter@rmcormanpark.ca
(306) 975-1648
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