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1 Introduction

1.1 PURPOSE

The purpose of this document is to provide the Rural Municipality of Corman Park No. 344 and the
Saskatoon Planning District with a Comprehensive Development Review (CDR) as required in
Section 5.6 of the Saskatoon Planning District Official Community Plan (the OCP).

This Review provides a framework for a proposed community consisting of 143 residential lots and
an executive style, nine-hole golf course on portions of the East ½ of Section 12-36-5-W3M.  The 
name of the proposed community is Greenbryre Golf and Country Estates and the Developer of the
project is Mini Mansion Homes Ltd..  The Concept Plan for the Development is attached as
Appendix “A” to this document.

Questions on the proposal or the material contained within this document should be directed to Jim
Walters (306-665-3441) or Gary Gaudet (306-222-9899).

1.2 OVERVIEW

It is the intention of the Developer to enhance the recreational component of the lands by carefully
integrating housing into the development.  The golf course will continue to offer residents and
visitors a chance to relax and enjoy the outdoors.

Designed to be an environmentally friendly, golf-oriented community, the Development 
incorporates planning, engineering and architectural principles with the goal of creating a community
unlike any other in the region.

- The Concept Plan accommodates the “South Service Road” for the future interchange
planned at the intersection of Boychuk Drive and Highway #16.

- The development is intended to be registered as a ‘bare land condominium’, though the golf
course would remain a separate entity and open to the public.

- Phase I of the development will include 48 residential lots in the southern portion of the
community, allowing the golf course to fully operate with its existing 18 holes for the 2011
season.

- Phase II of the development will include the remaining 95 residential lots and will require
the golf course to be shut down for 1 - 2 years and concurrently redeveloped into an
executive 9-hole course. 

- Potential future development in the area could include a commercial parcel in the northeast
corner of the community (adjacent to the proposed service road) and additional residential
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lots.  It is understood that this potential future development would require amendments to
the Future Land Use Map and a new CDR application.  It is further understood that the R.M.
and the City may undertake the development of a concept plan for this portion of the R.M.,
which would in turn, inform the Developer of future development opportunities.

1.3 LAND USE CONTEXT

The proposed development will be situated on lands located within the R.M. of Corman Park.  The
lands are not confined entirely by developed roads, but comprise portions of the East ½ Section 12-
36-5-W3M.  The site is south of Melville Street and east of Range Road 3050 (Boychuk Drive).
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The Existing Land Use Context of the Proposed Development is as Follows:

North

-  Melville Street: Adjacent to west site line
-  A Private Residence: Adjacent
-  Saskatoon Christian School: 300 metres northwest
-  Lakeview Free Methodist Church: Across Melville Street
-  Colosseum Athletics: Across Melville Street
-  Lakeshore Garden Centres: Across Melville Street
-  Cultivated Land, Sloughs, Bushland: Across Melville Street
-  City of Saskatoon: 470 metres north (to development)

East

-  Range Road 3050 (Boychuk Drive): Adjacent to west site line
-  Two Private Residences: Each approx. 100 metres east
-  Cultivated Land, Sloughs, Bushland: Across Range Road 3050

South

-  A Residence (slated for demolition): In development area
-  Cultivated Land, Sloughs, Bushland: Adjacent to south site line
-  CN Railway Line: Approximately 1,400 metres south

West

-  Cultivated Land, Sloughs, Bushland: Adjacent to west site line
-  A Private Residence: 640 metres west

Nearby Neighbourhoods Include:

In Saskatoon

-  Lakeridge: 470 metres north

-  Rosewood / Lakewood Subdivision: Approximately 450 metres northeast to
planned development
1,400 metres northeast to existing
development

-  Lakeview: Approximately 1,000 north to development
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1.4 POLICY CONTEXT

The Greenbryre Golf & Country Estates has been designed to meet the requirements of the new
(2010) Official Community Plan (OCP) and Zoning Bylaw (ZB) for the Saskatoon Planning District.

The land is identified as a Future Residential Area in the Future Land Use Map in the OCP, and the
residential sites are intended to be zoned D-Country Residential 5 District (DCR5).

1.5 SPECIAL INITIATIVES

• Approximately 65% of the planned lots are oriented north-south, which facilitates passive
solar, natural heating, cooling and lighting.

• Bare land Condominium: The development is intended to be registered as a bare land
condominium development.  Information previously provided by Mr. Benedict E. Nussbaum,
LLB, on bare land condominiums is attached as Appendix “B” to this report.  Mr. Nussbaum
and other members of the design team are available to meet with Council and Administration
to outline how bare land condominium developments are registered and ultimately function. 
Generally speaking, it is the responsibility of the condominium association to provide or
arrange for services within a bare land condominium development.

• The development will feature a modern private sewage treatment system - a Submerged
Attached Growth Reactor (SAGR), that is environmentally friendly and does not intrude
upon surrounding development like other systems common in Saskatchewan, such as a
lagoon system.  Disinfected wastewater and runoff collected in the drainage ponds will be
recycled to irrigate the golf course.  The sewage treatment system will be owned and
operated by the bare land condominium corporation.
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2 Inventory and Analysis

2.1 EXISTING LAND USE

The proposed development site consists of 89.47 Hectares (221 acres) in the East ½ Section,
approximately 60 hectares (150 acres) in the NE quarter-section.  The northeast quarter-section is
primarily occupied by the Greenbryre Golf Course, and approximately 30 hectares (75 acres) is
comprised of cultivated farmland, semi-wild sloughs and bush area.  There are also farm buildings
in the northwest corner of the southeast quarter-section which are owned by the developer.  The
developer has obtained a permit to demolish them.

2.2 PROPOSED LAND USE

The proposed land use is a residential community integrated with a redesigned, 9 hole golf course. 
Land separated by the service road in the northeast corner of the east ½ section is not included in this
development, but may be developed in the future, possibly for commercial use.  A private residence
is located on the north edge of the golf course (Parcel A, Plan 85S44663) which is also not included
in the development.

2.3 SERVICING

• The subdivision will be provided with transportation access via Boychuk Avenue on the east
side and Melville Street on the north side.  Roadways and community parking areas will be
finished with asphalt pavement surfaces.  

• Potable water distribution and wastewater collection systems will be constructed along the
road right-of-ways.

• Wastewater treatment systems, including disinfection, will provide treatment of domestic
wastewater on-site.  Treated and disinfected wastewater will be available for re-use by the
golf course irrigation system.

• Drainage for the development will entirely be managed on-site and be directed to four
stormwater storage ponds, which will store the runoff water for use by the golf course
irrigation system. Evapouration from the stormwater ponds will also eliminate some of the
surface runoff water from the site.  The golf course irrigation system is supplemented with
untreated water from an existing SaskWater pipeline.
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3 Design Elements

3.1 CONCEPT

The development is a culmination of architectural, marketing and community research and planning. 
Striving to create a place people can call home, this development is designed to integrate a
sophisticated, recreational lifestyle with the aesthetic and privacy of acreage living, all in a great
location.

3.2 LAND USE

Greenbryre Golf and Country Estates is proposing a mix of Recreational, and Country Residential
Development with the intent of promoting an integration of mixed land uses.  Lots range in size from
2,010 m  to 3,386 m , with the average lot size being 2,215 m .2 2 2

BREAKDOWN (PHASE I & II COMBINED) HECTARES ACRES

143 Lots 31.67 78.25

Golf Course (Parcels B and D) 33.39 82.50

Open Space and Utility (Parcels E, H, & J) 7.07 17.47

Municipal Buffer (MB1, MB2, MB3, MB4) 0.15 0.37

Roads 9.64 23.82

3.3 ARCHITECTURAL CONTROLS AND LANDSCAPE DEVELOPMENT

The Developer will determine a series of architectural controls for site development, homes and
accessory buildings and structures prior to the sale of lots.  The Developer will be erecting a high
quality metal fence on the rear  property lines of the residential properties backing the golf course
to provide an aesthetically pleasing and safe separation between the two land uses.  The same type
of fence will be erected on the entire length of the west boundary of the development to provide
separation between the residential lots and adjacent agricultural development.  A picture of the type
of fence that is proposed is attached in Appendix “C”.

Street lights are proposed to be erected at the following major intersections:
• Greenbryre Lane and Boychuk Drive;
• Greenbryre Lane and Melville Street;
• Greenbryre Crescent North & Boychuk Drive; and
• Greenbryre Street and Melville Street.

Street lights and internal subdivision lighting at individual approaches will use LED lights and be
designed to minimize light pollution and enhance the “country-living” atmosphere.  The
specifications of  the proposed light fixtures are attached in Appendix “C”.
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4 Transportation and Municipal Services

4.1 COMMUNITY ACCESS

There are four access roads into the community: two from Melville Street and two from Range Road
3050 (Boychuk Dr.).  These roads, in turn, provides access to Highway #16 and Highway #11 (which
both become Circle Drive in Saskatoon), and Boychuk Drive.

Both Highways and Circle Drive (a ‘freeway’) are double-laned, separated by a grass median. 
Boychuk Drive is a double-laned arterial separated by a concrete median.

A proposed interchange at Circle Drive and Boychuk Drive will provide grade-separated traffic
movements for the east-west and north-south traffic at this main junction.  A functional planning
study was prepared on behalf of the City of Saskatoon and Saskatchewan Highways &
Transportation for the interchange based on future traffic needs.  This development fully
accommodates the required service road for the proposed interchange.  The proposed service road
would require 5 golf holes be redesigned and re-oriented in any case (i.e. even if residential
development were not proposed).  The developer has retained Golf Shape Construction in this
regard.

4.2 INTERNAL ROADS

Proposed roadways within the development will be constructed to a rural cross-section with shallow
ditches and culverts at driveway and road crossings.  Internal roads will have an asphalt surface.  26
lots will face one of four cul-de-sacs throughout the development, with the remainder of the lots
facing the internal “through” roads.  The Developer will construct all approaches to each individual
lot.  Proposed roadways are shown in Appendix “D”on Drawing No. 279-003P-C, Schedule C -
Paved Roadways.

4.3 EXTERNAL ROADS AND PROJECTED VEHICULAR TRAFFIC

The Developer commissioned AECOM to prepare a study of the projected traffic impact for the
development, that is attached as Appendix “J”.  The study included a count of current traffic levels
around the development site and projects future traffic levels.  It is understood that the R.M. will use
this study to determine an appropriate road standard for Melville Street and Boychuk Drive.

4.4 PEDESTRIAN AND BICYCLE TRAFFIC

Pedestrian and bicycle traffic will have access to internal roads as well as the open space afforded
by the golf course.
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4.5 SEWAGE COLLECTION

Sewage collection from the lots will be via a septic tank effluent pump out (STEP) sewer system,
which will deliver liquid wastewater to the wastewater treatment system.  The STEP sewer system
consists of smaller diameter pressure sewer pipes buried to a typical depth of 3 metres, which is
below the frost level.  Effluent pumps within the two-compartment septic tanks at each residence
will provide the pumping required for the liquid wastewater collection.  The solids settling
compartment of the two-compartment septic tanks will require solids removal, via vacuum truck,
on an annual basis.

Sewage collection system is shown in Appendix “D”, on Drawing No. 279-003P-A, Schedule A -
Pressure Sewer Pipelines.

4.6 POTABLE WATER SUPPLY AND DISTRIBUTION

Greenbryre Golf & Country Club is presently supplied with potable water from SaskWater via a
75mm water supply pipeline on the east side of the property.  SaskWater is agreeable to an increase
in water supply for the new development, which will require an upgraded water supply pipeline.  

Water will flow into a storage reservoir near the south-east corner of Phase 1, which is central on the
site.  A pumping system will provide water distribution system pressure for the entire development.

Water will be distributed throughout the development via water distribution pipelines located within
the road right-of-ways.  Isolation valves and flushing hydrants will be installed as required for
maintenance purposes.  Fire-fighting capability on the water distribution system will not be provided
for this development.  Water distribution layout is shown in Appendix “D” on Drawing No.
279-003P-B, Schedule B - Potable Water Pipelines.

4.7 WASTE WATER TREATMENT

Wastewater treatment will be handled on-site, by a SAGR system located in the south-west corner
of the development.  Wastewater treatment will consist of a tank for balancing flows to the treatment
system, an aerated treatment reactor and filtration followed by disinfection by chlorination.  The
treated and disinfected water will be stored on-site for re-use by the golf course irrigation system. 
Sludge will be removed from septic tanks at the wastewater treatment plant and from individual
holding tanks on an as-required basis by Envirotec.  A letter from Envirotec confirming this
arrangement is attached in Appendix “F”.

Two examples of similar systems operating in a cold climate, golf-course setting are:

• The Ponds (close to Minneapolis) uses the SAGR process followed by disinfection prior to
discharge to the treated effluent storage pond.  The pond has fencing around it but there are
houses that are very close to the treatment beds as well the effluent pond.  The following
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pictures show the treated wastewater pond at The Ponds.  You can just see the edge of the
treated effluent pond as it relates to residential development in the second picture.
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• Waterton National Park (Alberta) uses an aerated lagoon followed by filters and disinfection. 
Treated effluent is stored on the golf course and doubles as a water hazard.

Members of the design team for the Development have been in correspondence with the Ministry
of Environment on their requirements for this type of wastewater treatment system.  The Ministry
has indicated that they are open to seeing one of these systems constructed and approval for same
would be considered once a formal application to construct has been submitted.  The system final
design and application will be forthcoming, pending approval of the Development by R.M. Council
and the District Planning Commission.

Attached as Appendix “E” is a proposal from Nelson Environmental Inc. that describes the 
wastewater treatment system specifications in detail.

4.8 DRAINAGE AND STORMWATER MANAGEMENT

Surface drainage will be directed to four on-site ponding areas.  Water management will be required
to move water between ponding areas and the golf course irrigation system to ensure that sufficient
storage volume is available for seasonal runoff water.  Pipelines and pumps for the water
management system will be provided.

Stormwater ponding areas will be constructed and / or expanded in low areas within the development
for the purpose of storage of surface water runoff.  Soil excavated from ponds will be used for the
construction of roadways and to elevate the single family home building sites.  Stormwater storage
ponds will be designed to have sufficient capacity for storage of the 1:100 design storm runoff event. 
There is sufficient storage and irrigation capacity on-site to dispose of surface runoff water using
irrigation on the golf course.  There is also a contingency built into the storage capacity for storm
water in that, given a worst case scenario in terms of rainfall, the ponds will be able to contain
drainage for an entire year, without discharging into the golf-course irrigation system.   The proposed
drainage system is shown in Appendix “D” on Drawing No. 279-003P-D, Schedule D - Drainage. 
Also attached in Appendix “D” is a letter from Catterall & Wright outlining the method and
calculations for the stormwater management plan.

4.9 SHALLOW UTILITIES

Shallow utilities will be provided by SaskPower, SaskEnergy and SaskTel along with underground
cable following construction of deep utilities.  Shallow utilities will be located within the road
right-of-way to provide service to the front of each lot.  Letters confirming these arrangements are
attached as Appendix “F”.
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5 Other

5.1 GEOTECHNICAL

A series of geotechnical reports prepared by P. Machibroda Engineering Ltd. are attached as
Appendix “G”.   The first report, dated December 12, 2008 outlines design considerations for the
required storm water ponds that will be integrated into the development.  The second report, dated
August 17, 2010 outlines foundation design recommendations for residential development in
community and takes into account the significant amount rainfall experienced in 2010.  Additional
recommendations on basement development, in the form of a letter dated November 1, 2010 from
P. Machibroda Engineering Ltd. is also attached.  The geotechnical engineers note that basements
can be considered for sites in the development where the floor slab will be at least 500 mm above
the ground water table.  Through the sales agreement, the developer will be requiring future residents
to design houses in compliance with the attached geotechnical recommendations.

5.2 FIRE AND PROTECTIVE SERVICES

It is expected that the Bare Land Condominium Association will contract the Rural Municipality for
fire and protective services.

5.3 POPULATION AND SCHOOLS

Based on the 2006 average household size for the R.M. of Corman Park (3.0 - Source: Census of
Canada), the total population of the community could reach 424.

Three Schools - one private school and two in the Prairie Spirit School Division - are near the
development.  Across Melville Street, the Saskatoon Christian School offers classes for students
grades K through 12.  Approximately 12 kilometres southwest, on Baker Street (off  Highway #11),
the South Corman Park School offers classes for students grades K to 6.  Approximately 18
kilometres southeast on Highway #16, Clavet has a Composite High School with classes for students
grades K through 12.

Comments from the Prairie Spirit School Division are attached as Appendix “H”.  To summarize,
they monitor enrolment on a year-by-year basis and it will be important them to understand the
number and age of students moving into the development area as it is developed and populated.

5.4 RECREATION

The development will feature a redesigned, executive 9-hole golf course, which will continue to
serve the public and be operated separately from the bare land condominium corporation.
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6 Staging and Implementation

This community (143 lots and redesigned nine hole golf course) will be developed in two phases. 
Phase I will include 48 residential lots, roads, sites for the water storage building, wastewater plant
& treated effluent pond, and a site for storm water retention.  Phase I is located in the southern
portion of the development area, thus allowing the golf course to operate in full, without disturbance,
for the 2011 golf season.  Phase II will include 95 residential lots, the redesigned executive 9-hole
golf course, roads and utilities.

It is expected that construction of the roads and utilities will take one year to complete.  The
Developer hopes to start constructing the storm water retention ponds and roads in the spring of
2011.  The golf course would remain open (all 18 holes) in 2011 and be closed in 2012, while
construction continues, and lots are intended to be available for sale in the fall of 2011.  The
Developer expects this development to sell out quickly, and intends to require the purchasers of lots
to build within a set time frame (e.g. two years), to avoid land speculation and lots being vacant.

Pending sale and build-out of the community presented in this document, the Developer may
approach the R.M. to discuss a second phase of residential development.  This subsequent
development area would be located immediately south of the first phase of the community.  This
would not be forthcoming for a number of years and it is understood that a second phase would
require amendments to the OCP and a new CDR application.
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7 Public Consultation

The Developer and the design team held a public open house on September 23, 2010.  Invited  to the
open house were: City and R.M. planning staff, all property owners within one mile of the golf
course (list provided by R.M.), the Lakeridge Community Association, the developer of the
Rosewood neighbourhood in Saskatoon and local elected officials (City and R.M.).  Approximately
20 people attended the come and go event and feedback was generally positive.  Comments
submitted and a list of attendees to the open house are attached as Appendix “I”.  Concerns that were
raised by neighbours included:

- increased traffic levels generated by the proposed development;
- existing poor quality access roads to the area;
- light pollution; and
- potential trespassing on farmland by future residents.

To mitigate light pollution, the Developer intends to require the installation of light fixtures that
minimize light pollution at intersections and individual approaches.  To mitigate potential
trespassing by future residents, the Developer intends to erect a high-quality chain link fence along
the western edge of the development area.  

Shortly after the public open house, a traffic review was completed by AECOM.  It  is expected that
the details of road upgrades and traffic management will be worked out in the development servicing
agreement.
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8 Appendices



Appendix “A”

Development Concept Plan
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