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1:  INTRODUCTION 

 

1.1 Purpose: 

 

This Comprehensive Development Plan has been prepared by William Dyck on behalf of W.K. 

Developments Ltd.  This review provides a framework for the subdivision and development of Parcel B 

of SE-29-39-4-W3rd; Plan 101678698.  The area consists of 110.73 acres (44.10ha) and is proposed to 

be developed as a diverse residential community with a range of lot sizes that protects natural 

landscape features by applying conservation design practices. The property is owned by William and 

Kathleen Dyck. The proposed name of this new development is Parkside Estates. 

 

1.2 Regional Context: 

 

The subject lands are located within the R.M of Corman Park.  The plan area is situated directly 

northwest of the northern entrance road of the town of Osler. It is situated on the north side of 

Township Road 394 and directly west of the Carlton Trail Railway Line. The area around Osler is 

known as the provincial dairy hotspot, but also includes a diverse mix of other farming operations. It is 

worth noting that the two closest dairies located directly north and west of the proposed development 

are no longer operational.  The properties surrounding Parkside Estates predominantly comprise 

agricultural and agricultural residential land uses with a mix of farming operations intermingled with 

many single small 10 acre residential developments. 

 

Directly west of the property and further west are cultivated farmland acres. To the north continues a 

landscape of rolling hills and a valley similar to what exists on this parcel of land.  The proposed 

development includes landscaping buffers including shelterbelt plantings to maximize the physical and 

visual separation from adjacent agricultural land uses. The property owner directly north of the 

development has recently signed an agreement that would allow for the future purchase of land for 

future expansion of the community.  To the east is the railway and directly east of the railway is the 

remaining portion of SE29-39-4-W3rd. It is a 35 acre parcel of farmland with one residence located on 

it. Directly east of that parcel is the newly twinned number 11 Provincial Highway.  Directly south of 

this parcel is another small 30 acre parcel of land with one residence. It also contains some low lying 

areas with water retention ponds.  

 

As for the town of Osler itself. a letter dated August 27, 2007 indicates the following: “Town Council 

feels that they can support, in principle, a country residential development on your property but would 

reserve the right to comment further at the time of public hearing”. The increase in population 

associated with this development will benefit the retail services operated in the Osler and surrounding 

areas and will provide additional participation in community facilites. It is also to be noted that at our 

public hearing held on November 7, 2007 no subsequent issues were brought forward by the town.   

 

1.3 Policy Context: 

 

This Comprehensive Development Plan has been prepared in accordance with the requirements of the 

newly created bylaws of the R.M. of Corman Park for Multi-parcel Country Residential Developments.  

The plan proposes to provide a frame work for the subsequent subdivision and development of the 

subject lands in accordance with municipal and provincial bylaws. 

 

Responsible planning requires that the developer, community and municipality collaborate, consult and 
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provide meaningful input into a development. This has been the intent of Parkside Estates from the 

beginning. 

 

Our past heritage has always maintained that stewardship of the land is of the utmost importance.  We 

take pride in our exceptional location and will make every effort in maintaining the natural beauty of 

this property.  We will make the landscape and natural contours dictate wherein we will allow 

individual home locations.  We have an established commitment to maintaining and respecting the 

delicate balance of land and nature.  Not only are our residential lots spacious, they will each afford a 

unique picturesque view. We have set a new standard in subdivision design and we will definitely not 

resemble any other development in the surrounding area. 

 

1.4 Specific Characteristics: 

 

This development will have its own 25 acre park nestled throughout the valley. While strolling on the 

well maintained natural walking trails you will see nature as it was meant to be.  Included in this walk 

will be access to various types of natural wild flowers, wildlife, as well as an abundance of song birds.   

The park will also have its own picnic area surrounded by a spray pond and rock garden design. 

 

This community will provide the following: 

 Access to a major city for medical and career purposes. 

 Country living with the amenities of the city. 

 A yard large enough for green thumb activities. 

 A yard large enough for extended family gatherings. 

 A social circle that can be developed and expanded within the community. 

 Peace and tranquility of country living within 15 minutes of Saskatoon. 

 

1.5 Green Initiatives 

 

This development encourages any type of green initiative, but should include Geothermal Heating and 

Cooling as part of the home construction package. 

 

1.6 Design Guidelines 

 

This development is the culmination of many years of careful thought and planning. We have created 

this development to be a high quality family community.  The developer recognizes the value of this 

neighbourhood comes from the natural beauty of the valley. It is with these goals in mind that 

neighbourhood guidelines were developed to protect and enhance each owner’s property value. 

 

2:  INVENTORY AND ANALYSIS: 

 

2.1 Existing, On-Site Land Use: 

 

This parcel consists of 110 acres.  Approximately half was cultivated land with the remaining low lying 

areas consisting of bush and sloughs used for pasture land.  A variety of cultivated crops have been 

grown over the years.  An abundance of wildlife has been observed within the bush areas.  This 

includes ducks, geese, coyotes deer and rabbits.  The owner has lived on the property for the past 

fourteen years. His residence consists of an 1100 square foot house with double attached garage.  Also 
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on the yard site is a 2400 square foot shop and three granaries.  The yard is well maintained with an 

abundance of mature trees and shrubs. The proposal plans on keeping much of the yard site as a 

country residence of 4.0 acres. The yard has an approach existing from Township Road 394 and plans 

are to continue utilizing that approach for access. 

 

2.2 Proposed Land Use: 

 

The municipal reserve contains the majority of the bush and slough.  The existing bush has all been 

cleaned and deadfall removed over the past five years. This has created an area that is alive with new 

growth of trees, but without the unsightly look of dead and falling trees. The majority of the existing 

bush and natural grasslands will be preserved as it will be contained in the newly created municipal 

reserves. By maintaining the natural bush and tree areas and with access for wildlife to propel 

themselves through the main valley it is felt that there will be minimal effect on wildlife patterns. This 

is the main reason to keep the valley in its natural state, to give the homeowners the ability to observe 

the wildlife as well as enjoy the abundance of wildflowers throughout the valley. Walking trails have 

been established throughout the proposed park areas.  Two drainage swales have been built on the west 

side of the property to accommodate drainage from the next quarter of land to the west.  Along the east 

side of the property next to the railway but also on the proposed municipal reserve, two rows of 

shelterbelt trees were planted in the spring of 2008 with two more rows planned for 2009. 

 

2.3 Utilities: 

 

An abundance of utilities cross this property and discussions are ongoing with the utility companies to 

accommodate this development with the proper services for each lot.  Also at the present time a potable 

water source has been established. It is with the newly created Intervalley Water Inc.  A 4 inch line has 

been brought to the southern edge of the property next to Township Road 394.  Plans are to hook up the 

subdivision to this line in 2009. 

 

3:  DEVELOPMENT CONCEPT 

 

3.1 Primary Objectives: 

 

The primary objective of Parkside Estates has been designed in accordance with the submittal 

requirements that were forwarded to potential developers in 2006. At that time council was asking for 

unique and interesting proposals. It is felt that this plan will  create a community with a unique sense of 

place that conserves and values the natural environment above all other development considerations in 

the context of a rural country residential community.  

 

3.2 Conservation: 

 

The Conceptual plan attached reflects a design that takes into account the natural landscape and 

ecology and facilitates development while maintaining the most valuable natural features of this site.  

This plan constitutes many years of thoughtful design that has been utilized over the many years the 

developer has lived on the property. The main principles for conservation design are: 

 flexibility in site design and lot size. 

 protection of existing wildlife areas. 

 dedicated lands for natural grasslands and wildflowers. 

 sustainable stormwater management. 
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In addition to conserving natural areas, these areas will also be the focal point of public meeting spaces 

and create opportunities for neighbours and residents to meet and build a community together, a unique 

sense of belonging. Conservation design offers a variety of recreational prospects which may include 

organized group activities such as picnics or ball games, biking or walking in natural areas, or 

observing the plants and wildlife that thrive in preserved habitats. For residences of conservation 

developments, these amenities can make a noticeable difference in the quality of daily life. 

 

3.3 Sustainability: 

 

Conservation design is one of many tools available to communities committed to implementing 

sustainable development practices.  Sustainable development is development that meets the needs of 

the present without compromising the ability of future generations to meet their own needs.  In regards 

to municipal policy a septic utility board will be created to address the issue of groundwater 

contamination and type of septic fields allowed.  Also as required a potable water source is available 

through Intervalley Water Inc. As well, homeowners will be asked to minimize the impact of human 

activity and development on the natural environment.  

 

4:  DESIGN ELEMENTS 

 

4.1 Concept: 

 

Our past heritage has always maintained that stewardship of the land is of the utmost importance.  We 

take pride in our exceptional location and will make every effort in maintaining the natural beauty of 

this property.  We will make the landscape and natural contours dictate wherein we will allow 

individual home locations.  We have an established commitment to maintaining and respecting the 

delicate balance of land and nature.  Not only are our residential lots spacious, they will each afford a 

unique picturesque view. We have set a new standard in subdivision design and we will definitely not 

resemble any other development in the surrounding area. 

 

This development is the culmination of many years of careful thought and planning.  As homeowners 

strive to realize their dreams for their new home, we have created this development to be a high quality 

family community.  The developer recognizes the value of this neighbourhood comes from the natural 

beauty of the valley. It is with these goals in mind that neighbourhood guidelines were developed to 

protect and enhance each owner’s property value. 

 

It is the responsibility of the developer to accommodate creativity and individuality of each home 

design while maintaining quality standards along with neighbourhood compatibility.  The developer 

will have final say as to the interpretation of these guidelines. 

 

Secondly these guidelines are not intended to take the place of any Provincial or Municipal laws or 

regulations.  

 



Parkside Estates CDR 

August 2008 

Page 8 of 59 

 

4.2 Subdivision Elements: 

 

Parkside Estates wishes to have a common theme addressed throughout the development which shall 

include the following: 

 All driveway entrances shall provide shrubs and trees which shall be common to each entranceway 

as well as to the main entrance to the development. 

 Walking trails are provided and will be of the natural grass variety, only needing regular mowing to 

be maintained. 

 The main park area and meeting place will be located east of lots 27 thru 29 and west of lots 2 and 

5. This area will also contain picnic benches and a play area for children. 

 Eight storm water retention ponds are as indicated and can fluctuate from full to dry depending on 

the type of rainfall and spring runoff. 

 The pond in the main park area will be maintained at a constant level as much as possible again 

depending on water availability.  This pond will feature a water spray fountain as well as a walking 

path contained with solar lighting along the edges of the pond. 

 A SaskPower station is proposed near the pond to accommodate electrical requirements for the 

main park area. 

 Two drainage swales on the west side of the property will provide access to the main park area for 

those homeowners adjacent to these swales. 

 Public access to the main park area is provided by a six meter walkway between lots five  and six. 

 Shelterbelt trees have been planted on the eastern side of the property.  This area will also be used 

for walking trails, but the main purpose of the shelterbelt trees is to provide noise reduction from 

the highway traffic. 

 The layout has been designed in such a way to accommodate walkout basements.  At least half of 

the lots will be able to incorporate this concept. 

 The layout also has been designed in such a way as to have each individual lot to back onto green 

space.  All but six lots have this availability. 

 Other design elements include the use of architectural standards to be applied as a restrictive 

building covenant to ensure a high standard of development. 

 

4.3 Land Use: 

 

Parkside Estates proposes to set a new standard for conservation and innovation in country residential 

development.  The development promotes the retention of natural spaces integrated with a sustainable 

residential community. There are 34 lots proposed for this development with sizes ranging in size from 

0.4940 to 2.2020 Ha. Average lot size is 1.016 Ha. 

 

Overall the land use breakdown is as follows: 

 

 Hectacres Acres 

Overall 44.81 110.73 

Individual Lots 28.61 70.70 

Municipal Reserve 10.40 25.70 

Roadways 5.80 14.33 
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4.4 Municipal Reserve: 

 

The development concept proposes 10.40 Ha of land as municipal reserve, an over dedication of 5.91 

Ha.  In this way all the natural habitat areas will remain protected.  

 

4.5 Population and School Generation: 

 

The projected population for Parkside Estates is 102 persons, assuming 3.0 persons per unit.  The 

resulting school population would be 17 students.  The school population generated by Parkside Estates 

would attend the Prairie Spirit School Division.  With the unprecedented growth of other towns nearby 

it is felt that this school population would have little effect in the overall day to day figures at any one 

school.  At the present time the school populations in Warman, especially the high school is lacking in 

enough facilities to properly accommodate the tremendous population growth the area is experiencing. 

 

5:  MUNICIPAL SERVICES: 

 

5.1 Traffic Access: 

 

Access and egress from Parkside Estates will be from Township Road 394 which has been previously 

upgraded and clay capped and will not require any additional upgrades to facilitate the development 

proposed.  This section of roadway is presently dust proofed by Mid-Sask Ag.  Township Road 394 

provides direct access to Provincial Highway No. 11, 300 metres east of the development. This 

highway has recently been twinned and additional turning lanes have been established at this 

intersection.  A portion of Township Road 394 lying between the railways directly east of the 

development to the intersection at Highway No. 11 has recently been designated as a truck route by the 

Town of Osler. It is not readily apparent how many trucks will be using this route, but it is more likely 

that the newly constructed and paved service road running parallel along the west side of Highway No. 

11 will provide for the bulk of truck traffic entering and exiting the Town. 

 

As the entrance to Parkside Estates is near the rail crossing, traffic will be slowing considerably either 

for the railway or to access the western portion of Osler, which should insure safe access and egress to 

the site. 

  

5.2 Internal Roads:  

 

This development will feature a looped road system with two accesses from township road 394. The 

main internal road allowance will be 24 meters on the east and north portion with the west side having 

a 29 meter road allowance. The actual road width will be 8.3 meters initially gravelled and finally seal 

coated once the majority of construction is completed.  Internally there will be 3 cul-de-sacs with a 20 

meter wide road allowance and 8.3 meter wide driving surface.  Because of the care taken to sustain 

natural habit, lots one and two will access directly to Township Road 394. 

 

5.3 Pedestrian Traffic: 

 

The subdivision is designed in such a way as for most residences to access directly to the park area.  

Only six lots do not have that capability, but are within a short distance of accessing green space. The 

park area itself contains over 2.5 kilometres of walking trails. Public access to the park is also available 

from a 6 meter wide walkway between lots five and six. 
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5.4 Water Distribution: 

 

Intervalley Water Inc. has recently brought a potable water line to the edge of the property to service 

this development. Plans are to install the potable line into the development in 2009.  The route to 

follow will be along the proposed roadway. This will be a trickle type system with on site storage 

requirements for each homeowner. 

 

5.5 Waste Water Treatment: 

 

Consistent with developments of a similar nature in Corman Park, this community will be serviced by 

individual onsite septic disposal systems. 

 

Machibroda Engineering has completed a Geotechnical Investigation in regards to Saskatoon Health 

Region requirements for this development.  Their report states the following on page 9:  “Potential 

onsite wastewater disposal systems should include holding tanks, pressure chamber systems, Type II 

pressure mounds or package treatment plants with effluent disposal method”.  A complete Geotechnical 

Investigation as prepared by Machibroda Engineering has been enclosed.  Additionally, a letter is 

attached from the Saskatoon Health Region dated September 4, 2007 indicating their requirements for 

approval.   

 

In regards to the Town of Osler concerns about septic fields the following is a condensed statement 

from Brent Latimer of Saskatoon Public Health. “If someone like Greg Plett from Tanksmart is 

involved with the design of individual septic systems there should be no concern about any type of 

groundwater contamination”. The province at the present time has no courses available to qualify 

people for septic field design and as such is relying on information obtained from the province of 

Alberta. This is where Greg Plett has received his qualifications. See attached letter from Ministry of 

Environment indicating their comments and the responsibility of the local Health Authority. 

 

5.6 Storm Water Drainage: 

 

A storm water drainage study has been prepared by Tamarack Professional Services. A safe building 

height has been suggested of 513.00 meters.  Of some concern are lots 15, 16, 22 and 29.  Lots 15 and 

16 will be dealt with by excavating the proposed walkway between the two lots and building up the 

lower portions of the properties with the extra fill. Lots 22 and 29 will have their lowest parts of the 

lots raised to a safe level from material excavated from the road building process.  The owner also has 

seen this property at its highest level of water retention, and it indicates that the flow travels from north 

to south.  At a certain point a culvert in Township Road 394 will discharge any high access water 

levels, dismissing any concerns of high water levels on those four lots. 

 

5.7 Geotechnical Investigation: 

 

A site specific preliminary geotechnical investigation was carried out by P. Machibroda Engineering 

Ltd. Based on a series of sixteen boreholes throughout the site, the report concludes on page 9: “that 

septic systems should be designed in accordance with Saskatchewan Health specifications and 

recommendations”.  The details of this report are included within the appendices of this document. 
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5.8   Shallow Utilities: 

 

As part of the preliminary planning for the development, the various public utilities were contacted and 

provided with a copy of the concept plan to formulate a design for the extension of shallow utilities to 

the site including power, gas, telephone and potable water.  The results of this plan are attached as an 

appendix to this document.  Intervalley Water Inc. has been contacted in regards to potable water and 

required capacities and initial indications from all utility companies is that there are no foreseeable 

design problems anticipated. 

 

6:  OTHER  

 

6.1 Heritage and Environment: 

 

The provincial agencies responsible for reviewing these types of applications were contacted for their 

comments regarding the residential development proposed.  Saskatchewan Environment responded, 

stating the following: “It is unlikely that this project would require screening by the Environment 

Assessment Branch”. A copy of this letter is provided within the appendix of this document. 

 

The following statement was included in the Geotechnical Investigation submitted by P, Machibroda 

Engineering: “No detectable evidence of environmentally sensitive materials such as hydrocarbon 

odour was detected during the actual time of the field test drilling program”. 

 

The Heritage Resource Branch provided the following comment when contacted for a preliminary 

review of the project:  “The potential for heritage sites is low and, this office has no further concern 

with the project proceeding as planned”. A copy of this correspondence is attached within the appendix 

of this document. 

 

6.2 Fire and Protective Services: 

 

The Town of Osler currently operates a volunteer fire department which is contracted by the R.M of 

Corman Park to provide fire services to the development.  Past experience suggests that it has been 

very capable of handling all emergencies to date and as such with Parkside Estates being located next 

to the town; response time will be minimal for any type of emergency. Fire Chief Brad Banman has 

responded verbally by saying they have no concerns with this development. They presently have a 

department with 13 volunteers with a maximum capacity for sixteen.  

 

Protective services will be provided by the Corman Park Police Service along with a local RCMP 

detachment located within the Town of Warman.   

 

6.3 Schools and Recreation: 

 

The K-9 school in Osler is presently experiencing a slight decrease in enrolment. There has also been 

some hint of a High School proposed for Osler in the not so distant future, especially once their south 

expansion plans come into effect within the next couple of years.  

 

Parkside Estates will enhance what Osler is doing in regards to their recreation.  Being located nearby I 

feel our walking trails and park area will be utilized by the town’s people as well as our own residents. 

This development also has the ability to continue with a unique extension of walking trails and 
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naturally preserved areas. This is most evident if expansion were to happen directly to the north as that 

land base has similar physical properties as to what is presently being developed. 

 

6.4 Hazardous Lands: 

 

As indicated within the drainage plan completed by Tamarack Professional Services attached as 

appendices to this document, there exist some low lying areas that are subject to potential flooding.  

Mitigation of this situation has been identified Section 5.6 of this document.  The owners past 

experience confirms that the subject property drains to the south once a certain level of water is 

reached.  Also the subject property varies in elevation from 510 to 515 meters with no abrupt areas 

capable of landslides, erosion or slumping. 

 

7:   STAGING AND IMPLEMENTATION: 

 

The proposed development is to be done in four stages as follows: 

 Stage One:  Lots 1 thru 12 

 Stage Two:  Lots 20 thru 29 

 Stage Three:  Lots 13 thru 18 and Lots A, B and C. 

 Stage Four:  Lots D, E, F and G. 

 

 

8:  PUBLIC CONSULTATION: 

 

Our first presentation to the public was held on October 18, 2007 at the town of Osler Information 

Night.  Indications from that meeting were very positive in regards to our development.      

                                                                                                                                         

Our specific public consultation meeting was held on November 7, 2007.  Enclosed are copies of the 

following: 

 A letter sent to all individual landowners within a one mile radius as well as the town of 

Osler indicating our intentions. 

 A layout of the proposed development. 

 A sign in sheet indicating attendance at the meeting. 

 Copies of comment sheets returned. 

 

Throughout this entire review process we have not had one negative comment in regards to our 

development.  Our adjacent landowners all entirely support our plans and say this is the best use for 

this property as it is too stoney to farm.  The only concern that has been mentioned is dust control with 

increased traffic control on Township Road 394. 

 

Two concerns were raised at the public consultation and they were: potable water and dust proofing. 

Water Distribution has been addressed as follows:   Intervalley Water Inc. has recently extended a line 

to service the property.  Dust Proofing: I feel that when the time comes to sealcoat the road in Parkside 

Estates, if dust is still a problem on 394 past the development then this section should be looked at to 

sealcoat also. 
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9:  APPENDIX 

 

9.1 Appendix: Geotechnical Report: 
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9.2 Appendix: Regional Context: 
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9.3 Appendix: Town of Osler Letter 
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9.4 Appendix: Main Concept Plan 
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9.5 Appendix: Traffic Access Roads 
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9.6 Appendix: Saskatchewan Health Letter 
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9.7 Appendix: Ministry of Environment 
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9.8 Appendix: Tamarack Professional Services 
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9.9 Appendix: Shallow Utilities 
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9.10 Appendix: Environmental Assessment 
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9.11 Appendix: Saskatchewan Heritage Email 
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9.12 Appendix: Public Consultation Summary 
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