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1 INTRODUCTION  

This Comprehensive Development Review (CDR) has been prepared to support an application to rezone 

approximately 8.09 hectares of land within SE 25-37-6-W3M for industrial purposes. The Saskatoon 

North Partnership for Growth District Official Community Plan (DOCP) defines the long-term intent for 

urban commercial/industrial development on the subject lands. This document is intended to demonstrate 

how the proposed development can be planned as a rural serviced light industrial subdivision and to 

eventually transition to an urban serviced development in the future. Additionally, this CDR is intended to 

assess the capacity of the supportive municipal and provincial infrastructure as it relates to the demand 

created by the proposed rural development. 

 

2 PLAN CONTEXT 

2.1 Plan Location 

The subject property is in the RM of Corman Park No. 344 and falls under the jurisdiction of the DOCP. It 

is located along the north side of Township Road 374 (Auction Mart Road) approximately 800 m west of 

Highway No. 16 and adjacent to the Yellowhead Industrial Park.   

Figure 1 Location Plan 

 

2.2 Adjacent and Nearby Land Uses 

The subject property is situated in an area dominated by light industrial and highway commercial 

developments sited to take advantage of the access and visibility provided by the provincial highway 

network to attract and serve the travelling public. Adjacent to the subject property, the Yellowhead 

Industrial Park accommodates a mixture of industrial uses including warehousing, freight and logistics, 

manufacturing, construction, and industries providing direct support to the agricultural and natural 
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resource sectors. The businesses and uses within the neighbouring BizHub Industrial Park share a similar 

composition.    

 

There are eight residential acreages situated within 1.6 km of the plan area with four of these acreages 

located directly west along Auction Mart Road. The acreages to the west of the subject property are 

perceived to be most likely impacted by industrial development. The closest residence is situated 400 

metres from the western boundary of the site. This residence is fully enclosed by a mature shelterbelt 

providing a visual separation from planned industrial development. The proposed development is situated 

along a paved roadway and closer to Highway No. 16 than the nearby acreages which reduces the 

likelihood that industrial traffic will pass by the acreages or create any nuisance for these sites.  

 

Other notable existing and planned developments in the vicinity of the subject property include the 

Saskatoon Freeway which is planned to be located directly north of the subject property, and the John G. 

Diefenbaker International Airport, located approximately 3.5 km south. 

 

The Ministry of Highways (MoH) has established an 800 m control radius around the location of the future 

freeway interchange at Highway No.16 just north of the subject property. This control radius is intended 

to protect lands that may be needed for the construction of a future interchange. The subject property lies 

fully outside of the 800 m control radius and has no impact on the future construction of this freeway.   

 

The Saskatoon Airport Zoning Regulations 87-706 (AZR) restrict buildings and uses within various 

distances from the facility to ensure its continued safe operation. The AZR restricts the construction of 

new permanent wetlands within a four-kilometre radius of the airport. The proposed subdivision does not 

propose to construct any new stormwater management facilities that would attract birds to the area.  

 

Building heights are also regulated along the approach surfaces of the airport’s two runways to ensure that 

they do not interfere with the flight paths. The subject property is located along the flight path associated 

with Runway 15/33 but lies approximately 2.8 km from the northern boundary of the runway. Given the 

distance of the proposed development from the airport, the flight path is not anticipated to restict 

development on the sites.  

 

The AZR also restricts uses such as waste disposal or landfills within 8 km of the airport that would attract 

migratory birds or other airborne species that could interfere with air traffic. Development within the 

proposed properties is not expected to include waste disposal. It is anticipated that the municipality will 

consider the impacts of specific forms of development on the operation of the airport at the development 

permit stage.  

  

Influence on the Plan: 

• The proposed subdivision and development of the subject property are not expected to have any 

significant impact on the acreages in the area due to the distance between the uses combined 

with the proximity of the proposed industrial development to Highway No. 16.  

• The proposed subdivision and light industrial use of the property will not contravene the current 

Airport Zoning Regulations. 
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2.3 Physical Conditions 

The subject property has been previously graded to support development in conjunction with previously 

approved Agricultural Support Service use. Although no buildings were constructed, the site was graded to 

support building construction and to convey run-off to an existing stormwater management facility 

constructed immediately north of the plan area. Due to pre-existing drainage issues along Auction Mart 

Road, the site needed to be elevated along its south side adjacent to Auction Mart Road to direct run-off 

to the north rather than to the south as it would naturally. The site slopes to the north at a grade of 0.1 % 

where it discharges into a constructed swale that connects to the stormwater facility.    

 

A geotechnical investigation was performed by SNC-Lavalin in February 2015, confirming that the site was 

suitable for development. This report was previously submitted to support the original subdivision of the 

property and used in preparing the site for development.  

 

Influence on the Plan: 

• The site has been previously brought to a finished grade to support a single site development on 

the property. Only minor revisions to the grading plan and lot grade are needed to support the 

subdivision of the property into two rural sites and the potential further subdivision of the site as 

it transitions into an urban industrial neighbourhood. 

 

2.4  Natural and Heritage Conditions 

Environmental and heritage screening reports were previously completed for the subject property during 

the discretionary approval process confirming that the subject property is not considered environmentally 

or heritage sensitive.   

 

A copy of each screening report is attached as Appendix B.  

 

Influence on the Plan: 

• The subject property is an existing development-ready site. 

 

2.5 Built Features and Legal Encumbrances 

There are presently no buildings or related improvements on the property.  

 

There are two separate three-phase underground transmission lines within the subject property including 

a line extending along the south boundary of the property parallel to Auction Mart Road while a second 

line originates west and north of the property, extending east through the centre of the property and into 

the neighbouring Yellowhead Industrial Park. A 550 kPa polyethylene gas line also extends along the south 

boundary of the subject property along Auction Mart Road serving the neighbouring Yellowhead Industrial 

Park.   

 

Auction Mart Road is a two-lane paved roadway constructed within a 42 m right-of-way that serves as a 

major municipal transportation corridor in this area. Improvements have been previously made to the 

intersection of Auction Mart Road at Highway No. 16 including its relocation and realignment as well as 

the construction of turning lanes, lighting, and signalization.  
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Range Road 3060 extends along the east side of the subject property. It is a gravel-surfaced municipal grid 

road constructed within a 30 m right-of-way. Range Road 3060 currently extends approximately 400 m 

north of Auction Mart Road, acting as a secondary point of access/egress for the Yellowhead Industrial 

Park.  

 

In conjunction with the previous subdivision of the subject property, the City of Saskatoon represented 

the likelihood of Auction Mart Road acting as a future urban arterial road as the area transitions to urban 

development in the future. This intention is further supported by the recent adoption of the North 

Concept Plan. As a future arterial road, direct property access is anticipated to be limited. Development on 

the subject property proposes no new access to Auction Mart Road and all driveways are planned to 

connect directly to Range Road 3060 to provide consolidated access at its intersection with Auction Mart 

Road.  

 

It is the RM’s policy that new industrial subdivisions must be connected to a paved roadway. It is 

anticipated that a portion of Range Road 3060 will need to be upgraded to an industrial road standard. The 

RM’s current published industrial road standard enables the improved rural road to be constructed within 

the current 30 m right-of-way.  

 

 A review of the land titles did not identify any registered easements through the property. 

 

Influence on the Plan: 

• The design and layout of the property will need to provide appropriate corridors to support the 

extension of electrical, natural gas, and telecommunication infrastructure and consider the 

increase in demand resulting from the future transition to urban development. 

• The current 30 m right-of-way along Road 3060 meets the minimum requirements for an 

industrial paved roadway. It is expected that a segment of this rural road will need to be paved to 

meet the current Corman Park road construction standards  

• Development must be situated in a way as to ensure consistent access to the underground utility 

lines. 

 

3 POLICY CONTEXT 

The subject property is situated in an area where land use and development are jointly managed by the 

RM of Corman Park and its municipal partners making up the Saskatoon North Partnership through the 

application of the DOCP and Zoning Bylaw.   

 

3.1 Saskatoon North Partnership for Growth District Official Community Plan 

According to the DOCP, the subject property is in an area designated for Future Urban 

Commercial/Industrial development. Urban Commercial/Industrial areas are intended to accommodate 

future general commercial and industrial uses including office, retail, and industrial areas that are typically 

connected to urban servicing. The DOCP recognizes the long-term nature of urban development in this 

area and its implication on lands considered to have a current demand for development by accommodating 

interim use of these lands. Future urban growth areas within the region are broken into two categories 

based on the anticipated timing for development. The subject property is an area anticipated to be 
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developed in conjunction with regional populations approaching 1 million people meaning that the 

extension of urban services to this area is a long-term proposition. 

 

The DOCP accounts for interim rural-serviced development in advance of urban expansion into the area. 

The DOCP policies related to interim development include the following: 

 

• Uses in future urban growth areas shall use development standards that consider the standards 

used in the adjacent urban municipality. 

• Site planning is required to be coordinated with the urban municipality to allow for the 

development to be integrated into the city in the future. 

• Interim development is required to be consistent with any long-term planning completed for the 

area; and 

• Interim development must be planned and designed to minimize property fragmentation, enable 

future subdivisions to urban-sized parcels and transition to urban servicing. 

 

Section 6.3.5: Impacts on Natural and Heritage Resources 

Subdivisions and development must be designed and constructed to ensure that alterations to the landscape or 

other natural conditions avoid or mitigate on and offsite impacts on natural and heritage resources. 

 

Influence on the Plan: 

• The subject property has been previously subdivided and approved for development. A heritage 

screening was previously completed to support these approvals which confirmed that the subject 

property is not considered heritage sensitive and that no further investigation is required to 

proceed with development.   

 

Section 6.3.6: Integration of Natural Features 

Development should integrate and complement natural features and landscapes including the incorporation of 

natural vegetation and conserved wetlands. 

 

Influence on the Plan: 

• As an existing site, the subject property has been previously graded. The subdivision envisioned by 

this application is not anticipated to disturb or impact any off-site natural features or landscapes. 

 

Section 8.3.1: Source Water Protection 

Development shall not restrict the use of groundwater or surface water or alter the flow of surface water in a 

way that detrimentally affects other property or the ecology of the drainage system. 

 

Influence on the Plan: 

• A detailed grading and stormwater management plan was previously approved and informed the 

construction of the current lot and associated stormwater pond. The additional subdivision 

envisioned by this CDR will necessitate only minor revisions to the grading for the site to account 

for multiple lots but does not increase the contributing area or the storage requirements. 
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Section 8.3.2: Runoff from Site Development 

Untreated stormwater runoff from a multi-parcel development should be directed to a retention pond or similar 

feature to reduce sediment and pollutants inputs into surface water and wetlands. 

 

Influence on the Plan: 

• The subject property is currently served by an engineered stormwater pond which was approved 

for construction and operation in conjunction with previous municipal and provincial approvals. 

 

Section 10.3.4: Intent of the Land Use Designations 

The major land use designations included in Schedule B – District Land Use Map are identified as follows:  

e) Urban Commercial/Industrial accommodates future general commercial and industrial uses including office, 

retail, and industrial areas that are connected to urban servicing. These areas shall be further designated as 

Urban Commercial and Urban Industrial areas through more detailed planning. 

 

Influence on the Plan: 

• The subject property is in an area designated for future urban commercial/industrial land use. The 

applicant proposes to rezone the subject property to a DM1 – Light Industrial District which is 

consistent with the land use designation on adjacent developed lands to the east. 

 

Section 15.3.7: Interim Uses in Future Urban Growth Areas 

Interim uses on lands identified as Future Urban Growth Areas may be allowed before urban development, 

subject to consideration of:  

a) Whether the interim use has the potential to become permanent  

b) Whether the interim use is for single-parcel development or multi-parcel development  

c) Whether the interim use is inside or outside the 700,000-growth area  

d) Whether the interim use has rural or urban densities, form, and servicing  

e) The recovery of the cost of current and future infrastructure  

f) The compatibility of current and future land uses; and  

g) Traffic effects on existing and future road networks. 

 

Influence on the Plan: 

• The developer intends to market the site to businesses that fall under the list of permitted and 

discretionary uses in the DM1 Zone. At this time, it is unknown whether these businesses will be 

interim or permanent uses.  

• The CDR defines a basis for the future resubdivision of the two proposed rural industrial 

properties into multiple smaller urban serviced properties. It is anticipated that the presiding 

municipality will assess future building and development permit applications with the strategy for 

urban development in mind as it relates to the application of site setbacks and uses. 

• The size of the proposed future urban industrial parcels is not inconsistent with existing 

development in Saskatoon nor does it contravene the City’s industrial zoning regulations.  

• The subject property is situated in a long-term urban growth area implying that urban servicing is 

not imminent. 

• The layout of the site acknowledges the future designation of Auction Mart Road as an arterial 

street by situating all driveways along Range Road 3060. The area is well served by a fully 

improved intersection at Auction Mart Road and Highway No. 16. 
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15.3.9 Multi-Parcel Interim Land Use in Future Urban Growth Areas 

A multi-parcel interim use may be permitted in Future Urban Growth Areas provided that:  

a) The proposal is consistent with more detailed planning for the area  

b) Where detailed planning has not been completed for the area, the proposal aligns with the projected 

future urban land use identified by the adjacent urban municipality 

c) It is designed to transition to future urban servicing 

d) A site design that limits fragmentation of the parcel is provided; and  

e) A subdivision design that allows for re-subdivision to urban-sized parcels is provided. 

 

Influence on the Plan: 

• There has not been any detailed planning for this area but the subject property lies directly 

adjacent to lands along the boundary of the North Concept Plan which are designated for urban 

light industrial development.   

• This CDR presents a plan for how rural industrial development can successfully transition to an 

urban service level and density. 

• The property is an existing subdivided site and does not result in any further fragmentation of the 

quarter section. 

 

15.3.10 Development Standards for Interim Uses 

Development standards for interim uses in the Future Urban Growth Areas shall conform as closely as possible to 

the development standards used in the adjacent urban municipality to allow for integration with the urban 

municipality in the future with consideration for the type of use proposed. 

 

Influence on the Plan: 

• Section 5 of this report defines the general engineering standards applied to the transition of 

services to an urban standard with a focus on protecting land for the eventual extension of these 

future services. Based on the long term intention of urban services and the lack of certainty and 

details regarding the source of these future urban services, this plan does not include any urban 

service design. 

 

15.3.16 Dedication of Reserves in Future Urban Growth Areas 

In determining the recommended dedication of municipal reserve land or cash-in-lieu for subdivisions for interim 

uses in Future Urban Growth Areas, Corman Park shall consider: 

a) Current and future land use planning and development standards for the area  

b) The potential for significant public amenities, including open space recreational opportunities, 

integrated trail systems, and continuous pedestrian linkages; and  

c) The costs to Corman Park and the adjacent urban municipality. 

 

The adjacent urban municipality shall be consulted regarding the dedication of municipal reserve and any 

necessary transfer of dedicated land or cash-in-lieu. 

 

Influence on the Plan: 

• A cash-in-lieu payment was made to the RM in conjunction with the subdivision of the 20-acre 

site from the ¼ section. According to Section 183 of the Planning and Development Act, a 

subdivision is exempt from the further dedication of municipal reserve where there is a record of a 

previous dedication associated with the lands intended to be further subdivided. 
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15.3.25 Detailed Planning for Multi-Parcel Interim Commercial and Industrial Development 

Detailed planning for multi-parcel interim uses in Urban Commercial/Industrial areas shall be required and 

developed to the satisfaction of Corman Park and the adjacent urban municipality and may include:  

a) Subdivision and site design that facilitates a transition to urban development 

b) Roadway and other infrastructure planning that facilitates a transition to urban development  

c) The proposed water, wastewater and stormwater management systems, and the alignment with existing 

and future systems 

d) Consideration of the location, type, and timing of future urban development 

e)  A transportation impact assessment where the use may result in a significant impact on existing and 

future road networks 

f) A phasing plan 

g) Analysis of infrastructure costs; and  

h) Area grading plan that enables a transition to future urban development. 

 

Influence on the Plan: 

• This CDR describes how large-lot interim rural serviced development can be accommodated 

without prejudicing the ability for the sites to be further subdivided in conjunction with the 

extension of urban services. 

• This CDR defines the general basis for the further subdivision and servicing of the site as it 

transitions to urban.  

 

23.3.2 Coordination of Development and Infrastructure Planning 

Subdivisions and developments must be designed and constructed to respect the planned extensions of 

infrastructure as detailed in Concept Plans and regional servicing plans. 

 

Influence on the Plan: 

• There are no detailed Concept Plans or regional servicing plans that specifically consider the 

subject property. Despite this, the basis for the transition to urban servicing as represented in this 

CDR assumes a similar strategy as is represented by the adjacent lands covered by the North 

Concept Plan and acknowledges the currently published City of Saskatoon Design and 

Development Standards. 

 

23.3.3 Services Provided at Developer Expense 

The proponent will be responsible for all costs associated with providing the infrastructure and services required 

for development. Servicing agreements may be required to address these costs. 

 

Influence on the Plan: 

• It is expected that a servicing agreement will be required as a condition of approval of the 

subdivision to define the requirements for improvements to Range Road 3060. 

 

26.3.9 Stormwater Management Plans in Future Urban Growth Areas 

Stormwater management plans will be required as part of Concept Plans or Comprehensive Development 

Reviews, or at the site development stage, whichever comes first, that detail stormwater control facilities and 

related improvements, and demonstrate that water quality and quantity impacts from development have been 

minimized. 
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Influence on the Plan: 

• The additional subdivision anticipated by this CDR will result in minor alterations to the site 

grading plan but is not anticipated to require any revision to the stormwater pond approved and 

constructed in association with the previous land use and subdivision approval.   

 

26.3.10 "No Net Impact" Standard 

On-site stormwater management controls for site development will be encouraged to meet a "no net impact" 

standard, incorporating sufficient capacity to accommodate surface water runoff for a 1:100-year storm event 

with no incremental increase in offsite flows over what would have been generated from the property before the 

new development. 

 

Influence on the Plan: 

• Section 5.2 of this report defines the method for managing stormwater. The site grading will 

require minor revision to account for the initial rural subdivision as well as the eventual further 

subdivision into urban-sized lots. The constructed stormwater pond is sufficient to meet the 

immediate and long-term needs of this subdivision. 

 

27.3.3 Roadway Access 

Development must meet all municipal and provincial regulations respecting access to and from provincial 

highways and municipal roads. 

 

Influence on the Plan: 

• Section 5.1 of this report details the intentions related to transportation.  

 

27.3.4 Minimize New Roadway Construction 

To make the most efficient use of existing roadway facilities, residential, commercial, and industrial subdivisions 

and developments will be encouraged to locate adjacent to existing roads that have been designed and 

constructed to accommodate them. 

 

Influence on the Plan: 

• The additional subdivision envisioned by this CDR does not necessitate the construction of any 

new municipal roads. The subject property is located along Auction Mart Road to the south and 

Range Road 3060 to the east. Both roads currently accommodate heavy industrial traffic and are 

all-weather roads. Range Road 3060 and the portion of Auction Mart Road to the east of the 

subject property are both primary weight roads. Auction Mart Road connects Highway No.16, at 

an improved intersection that includes traffic lights. 

 

27.3.5 Access Requirements for Development 

Residential, commercial, industrial, recreational, and regional infrastructure and institutional developments shall 

have year-round, legal, and all-weather physical access to a municipally maintained roadway. 

 

Influence on the Plan: 

• Range Road 3060 is an all-weather municipal road anticipated to be upgraded to a rural industrial 

standard in conjunction with this application.  
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27.3.6 Safe Access and Egress 

Developments must include safe access and egress from adjacent roadways without disruption of the roadway 

function. The type and number of access points provided onto municipal roadways may be limited through 

shared points of access along shared driveways or service roads where applicable. 

 

Influence on the Plan: 

• Auction Mart Road is a two-lane paved municipal grid constructed in a 42 m right-of-way. 

Although the subject property lies outside of the boundaries of the North Concept Plan, it is 

assumed that Auction Mart Road will eventually transition into an arterial roadway with limited 

driveway access. The plan for development within the subject property will consider this by 

locating all driveways to Range Road 3060 and consolidating access onto Auction Mart Road to 

the existing intersection. 

 

27.3.7 Access to Uses Provided at Developer’s Expense 

Where subdivision or development requires year-round, all-weather access, the expansion or upgrade of the 

roadway to such a standard will be provided at the developer's expense. 

 

Influence on the Plan: 

• It is anticipated that a servicing agreement will be executed in conjunction with the initial rural 

subdivision that will define the extent and standards for improving Range Road 3060.  

 

29.3.3 Intermunicipal Agreements for Interim Development in Future Urban Growth Areas 

Intermunicipal agreements addressing interim development in Urban Commercial/ Industrial areas will include 

consideration for future cost recovery for urban infrastructure. The level of detail provided in the agreement will 

take into consideration:  

a) Current land uses and/or current allowable parcel sizes  

b) Future land uses and/or future allowable parcel sizes 

c) Expected timing of boundary alteration and urban development; and  

d) Relevant infrastructure and servicing planning. 

 

Influence on the Plan: 

• It is expected that a servicing agreement will be required as a condition of approval of the 

subdivision. 

 

3.2 Saskatoon North Partnership for Growth District Zoning Bylaw 

2. General Administration 

 

23. Servicing Agreements:  

Where there is a proposed subdivision of land, the Municipality may require an applicant to enter into a servicing 

agreement to provide services and facilities that directly or indirectly serve the subdivision in accordance with 

the provisions of the Act. 

 

Influence on the Plan: 

• It is expected that a servicing agreement will be required as a condition of approval of the 

subdivision. 
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3. General Regulations 

 

10. Drainage 

1. Where development may alter site drainage potentially affecting adjacent, upstream, or downstream 

properties or the stability of the land, the applicant shall be required to construct engineered drainage works 

incorporating sufficient capacity to accommodate the surficial water runoff for a 1:100-year storm event with 

no incremental increase in offsite flows over what would have been generated from the property before the 

grading and levelling. 

 

Influence on the Plan: 

• Section 5.2 of this report defines the method for managing stormwater. The site grading will 

require minor revision to account for the initial rural subdivision as well as the eventual further 

subdivision into urban-sized lots. The constructed stormwater pond is sufficient to meet the 

immediate and long-term needs of this subdivision. 

 

21. Property Approaches  

1. A development permit shall not be issued for development on any site unless an approach to a public roadway 

has been approved by the Municipality. 

 

Influence on the Plan: 

• The property approaches along Range Road 3060 will be situated to meet the RM’s published 

standards. Range Road 3060 is likely to be considered a local road in the long term given the 

intention to construct the Saskatoon Freeway to the north. As a local road, driveway access in the 

urban development scenario can be easily provided due to the size of the urban properties. The 

situation of driveways in the urban scenario will be determined at the time of development based 

on the submission of a site plan for the properties. 

 

22 Public Roadways 

2. All development shall have frontage onto and direct physical and legal access to a maintained public roadway, 

except for:  

a) agricultural operations 

b) development internal to a condominium plan containing private roadways; and  

c) development internal to a dwelling group or multi‐use development containing internal roadways as approved 

by the Development Officer. 

 

Influence on the Plan: 

• The property fronts Auction Mart Road and Range Road 3060, both of which are maintained 

public roadways. 

 

30. Private Wastewater Treatment Systems:  

1. Where development requires a means of sewage disposal or treatment, the developer shall be required to 

install a sewage disposal system in accordance with municipal and provincial requirements. The Development 

Officer, in. conjunction with appropriate provincial regulatory agencies, shall determine the suitability of a site to 

accommodate a private wastewater treatment system. 
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Influence on the Plan: 

• Interim rural development will rely on septic holding tanks to manage the collection of 

wastewater. Septic holding tanks are an approved form of wastewater collection in all zones and 

do not require any further site analysis or investigation. 

• Eventually, urban sanitary sewer infrastructure will be installed along Range Road 3060 in 

conjunction with the reconstruction of the rural profile roads to roads to an urban cross-section.  

 

31. Water Supply:  

1. No development or use of land shall be allowed where the proposal will adversely affect domestic or municipal 

water supplies, or where a suitable, potable water supply cannot be furnished. 

 

Influence on the Plan: 

• Interim rural development is intended to connect to an existing SaskWater line serving the 

Yellowhead Industrial Park. This low-pressure rural waterline will require lot developers to install a 

cistern and pressure system to collect and distribute potable water within the lot. 

• Eventually, full-pressure urban water distribution will be installed along Range Road 3060 in 

conjunction with the reconstruction of the rural profile roads to roads to an urban cross-section. 

  

 

4 DEVELOPMENT CONCEPT 

The following section is intended to describe how the subject property could be subdivided and serviced 

initially as two rural industrial parcels and defines the basis for the anticipated further subdivision and 

transition to a full-service urban industrial development in the future as urban services are available. The 

information presented in this section assumes that the subject property could be subdivided as 

conceptually illustrated in Figure 4-1 to support rural serviced development. This layout is conceptual and 

is subject to confirmation through the submission of a Plan of Proposed Subdivision.  

 

4.1 Phase 1 Rural Development 

The subject property is intended to be zoned D-Light Industrial 1 District (DM1) with development within 

the park accommodating uses that have moderate potential for conflicts with adjacent land uses and are 

less dependent on exposure to high-traffic areas permitting a variety of industrial uses, including but not 

limited to manufacturing, assembly and repair, warehousing, wholesale distribution, and limited retailing as 

an accessory use.  Development in this district provides for limited outdoor storage of raw materials and 

intends to provide an overall quality of site development that is superior to heavy industrial areas.  

 

The types of uses attracted to this development would be similar to the uses found in the neighbouring 

Yellowhead and BizHub Industrial Park subdivisions and may include any of the permitted or discretionary 

forms of development enabled by the District Zoning Bylaw.   

 

The initial development on the subject property is expected to comprise two lots. The size of the new 

industrial lots will be approximately four hectares each. In comparison, lots within the neighbouring 

BizHub and Yellowhead Industrial Parks average approximately 2 and 3.5 hectares respectively. Promoting 

larger lot sizes within the subject property is deliberate to offer a means of differentiating this 
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development in the market and a direct response to the DOCP policy of limiting the fragmentation of the 

parcel in advance of urban transition.   

   

4.1.1 Rural Land Use Compatibility    

Although the subject property has been designated to host future commercial/industrial development, the 

initial subdivision and development of the subject property needs to appropriately consider the 

surrounding non-industrial sites and incorporate design considerations aimed at preserving the use and 

enjoyment of these adjacent and nearby properties. 

 

Perceived and potential land-use conflicts associated with the development of the subject property may 

include: 

• Increased traffic congestion.  

• Noise, dust, and odours generated by industrial activities. 

• Increased ambient light pollution associated with industrial development. 

• Soil, ground, and surface water contamination; and/or  

• Flooding due to the expansion of impervious surfaces. 

 

Industrial development has a propensity to generate light, noise, dust, and odour. Each of these has the 

potential to negatively impact the use and enjoyment of surrounding non-industrial properties. Reducing 

land use conflict between different uses is generally achieved through separation by distance, restriction 

of the form and intensity of development, physical buffering, or some combination thereof. Unlike heavy 

industrial uses, light industrial development involves limited outdoor storage and processing of unrefined 

goods and features more typical business hours. 

 

As with similar industrial subdivisions, including the neighbouring BizHub Industrial Park, the interim rural 

phase of the subdivision will not include any street lighting. Lighting within the development will be limited 

to yard lighting provided by lot owners; defined during the development and building permit process.  

 

The closest residential building is situated approximately 400 m west of the subject property. This acreage 

is fully enclosed by a mature shelterbelt, offering a full visual separation from planned industrial 

development to the east. As the acreages along Auction Mart Road are west of the subject property, the 

impacts of traffic related to the development should be minimal given the predominant point of access to 

the site being situated to the east at Highway No. 16. The combination of distance and the existing 

shelterbelt is anticipated to adequately mitigate any external impacts related to the use of the industrial 

properties. Recognizing that the adjacent undeveloped lands are projected to be developed for commercial 

and industrial use in the future, there is little support for requiring any mandatory screening or landscaping 

along the rear of the proposed industrial properties beyond what is required by the zoning regulations.  

 

The exact amount of additional traffic generated by the subdivision and development of two industrial 

properties will depend upon the types of businesses that are situated within the subject property. It is 

anticipated that the additional traffic generated by this phase of development will be minor relative to the 

overall traffic along Auction Mart Road and the capacity of the adjoining signalized highway intersection. 

Access to Auction Mart Road from Range Road 3060 is adequately controlled by the existing stop sign, 

allowing free movement along Auction Mart Road.  
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Septic holding tanks are intended to be used to manage domestic wastewater disposal for each of the 

properties, eliminating any potential soil or water contamination. Each business established within the 

subject property will be responsible for operating its businesses in compliance with the various provincial 

acts and regulations intended to protect the environment including but not limited to The Clean Air Act, 

The Environmental Management and Protection Act and associated regulations.  

 

Flooding issues have been identified by residents along Auction Mart Road in the past. Within the context 

of the previous subdivision of the subject property, the Water Security Agency prohibited any discharge of 

run-off from development into the Auction Mart right-of-way and suggested that sites would need to be 

graded to convey run-off to the north rather than to the south as the natural grades support. The subject 

property was graded to discharge stormwater to a constructed stormwater pond equipped with a pumping 

mechanism that would convey collected stormwater into the adjacent storm pond associated with the 

Yellowhead Industrial Park at a predevelopment rate. Run-off from the area is then discharged into the 

western ditch of Highway No. 16.  

 

A topographic survey of the highway ditch was completed to determine the direction of flow of run-off 

discharged from the stormwater pond along the Highway No. 16 ditch to determine if this discharge 

would impact any developed properties in the vicinity of the plan area. The elevations represented in 

Figure 2 in Appendix C confirm a discharge elevation of approximately 505.38 m from the Yellowhead 

Industrial storm pond. The survey indicates that stormwater flows to the south towards an existing culvert 

situated at the former intersection of Auction Mart Road and Highway No. 16. The north invert elevation 

of this culvert lies at an elevation of 503.96 m. The south invert elevation of this culvert lies at a slightly 

higher elevation of 504.30 m. The ditch immediately west of the culvert along Auction Mart Road lies at an 

elevation of 504.64 m which is slightly higher than the south invert of the nearby culvert meaning that the 

run-off travelling south within the west highway ditch will pass through the culvert and continue south as 

anticipated.    

 

All the recorded elevations along the north side of Auction Mart Road exceed the south invert elevation of 

the highway culvert. We note that there is a lack of grade and some localized high points within the north 

roadway ditch along Auction Mart Road adjacent to SE 25-37-6-W3M that would cause water to 

intermittently collect and back up in the ditch, resulting in localized flooding. This is an existing condition 

and the proposed development does not have any impact nor does it exasperate this current issue.     
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4.2 Phase 2 Urban Development 

It is our understanding that the designation of the property for urban growth does not imply that a change 

in the jurisdiction is guaranteed, but rather that the level of services within the property will improve as 

urban services are available in conjunction with the regional population reaching 1 million people. The cost 

of providing upgraded urban services to development necessitates an increase in the development density 

to spread the capital costs over a larger number of property owners.  

 

Recognizing that the ultimate jurisdiction under which this urban transition is to occur is unknown at this 

time, the urban land use concept must consider the minimum site area regulations represented in the DM1 

District combined with the depth of the properties to define the future resubdivision of the future urban 

properties. For this analysis, we are assuming that each rural lot could be subdivided into two urban 

serviced lots. Although this is not the minimum site area provided in the DM1, the decision to represent 

2.4 ha (5 acres) sites is also influenced by the depth of the subject property. The current block depth is 

201 m. Despite the minimum frontage of 30 m minimum lot frontage represented in the DM1 zone, 

frontage-to-depth ratios are commonly limited to a 1:3 ratio to ensure that the property provides 

sufficient frontage to accommodate a building placement that will not constrain access between the rear 

and front yards of the site. The urban land use concept illustrated in Figure 4-4 provides for an average 

frontage of 87 m which is slightly wider than the above noted 1:3 ratio but offers a legitimate subdivision 

scenario for the lands. The property owners will determine the exact number and sizing of the future 

urban lots based on their future business needs and market conditions. 

 

The jurisdiction presiding over the subject property following the transition to urban servicing will dictate 

the types of businesses or uses occupying the sites.  

 

4.2.1 Development Regulation and Land Use Transition 

Initial rural development within the subject property will be required to comply with the subject property 

and use regulations represented by the DM1 District. Site development within the DM1 District will 

consider the minimum yard requirements: 

Table 4-1 Yard Requirements 

Site Area Frontage Front Yard Side Yard Rear Yard Flanking Yard 

0.8 ha 30 m 45 m 8 m 8 m 30 m 

 

To support the possibility of further subdivision, the placement of permanent buildings within the rural 

serviced properties will need to consider and adhere to the future urban lot boundaries and associated 

setbacks to avoid creating non-conformity. Figure 4-3 illustrates how this may be physically accomplished 

by the municipality through the development and building permit process. It is anticipated that easements 

will be registered as an instrument on the title of the two rural lots defining lands that need to be 

protected from development that would inhibit the construction of additional swales to enable a 

separation of drainage works between the urban properties. In addition to protecting the lands for future 

drainage works, this easement would provide the municipality with additional internal building setbacks 

that correspond with the future urban lot layout to ensure that interim rural development does not 

interfere with the future resubdivision of the properties associated with the transition to urban services. 

Provisions should be made for the presiding municipality to support the release of the easement where the 
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owner demonstrates the permanency of the development through the transition to urban services and 

enters into an agreement to contribute to the cost of urban services when available.  

 

Saskatchewan has adopted the National Building Code as the minimum standard for the construction and 

renovation of buildings throughout the province. The National Fire Code is adopted as the minimum 

standard for the fire-safe operation of buildings and facilities. Any future subdivision that creates a legal 

separation between existing buildings will need to consider the provision of adequate fire separations to 

ensure continued compliance with the codes. 

Figure 4 Site Planning and Development Control 
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5 CONCEPTUAL SERVICING PLAN 

5.1 Roadway Design 

5.1.1 Rural Road Design 

Initial access to the plan area is intended to be provided from two new property approaches constructed 

along Range Road 3060. The new approaches will be constructed in conformance with the Corman Park 

Approach Standards. The current regulations require driveways to be a minimum of 10 m wide and 

situated 30 m apart from other approaches and setback a minimum of 100 m from any road intersection. 

No new roadways are required to provide to support development within the subject property.   

 

Range Road 3060 is a gravel-surfaced municipal grid road that is currently partially developed north of 

Auction Mart Road to its intersection at Yellowhead Road. The carriageway along the developed segment 

of 3060 is estimated to be 9 m wide and is constructed within a 30 m right-of-way. The RM industrial road 

standard as described in Appendix E requires industrial roadways to be paved and constructed in a 46 m 

right-of-way. The standard suggests that the minimum right-of-way may be reduced to 30 m subject to 

RM approval. It has been the common practice of the municipality to support road construction in a 30 m 

right-of-way. Given the local function of this roadway resulting from the planned construction of the 

Saskatoon Freeway to the immediate north, this report assumes that improvement of this segment of 

roadway to a paved standard in the current right-of-way would be supported. 

 

 

The existing stop sign situated at the intersection of Range Road 3060 and Auction Mart Road is deemed 

sufficient to control access from the development. No further improvements to this intersection are 

anticipated as a result of this development. 

 

Auction Mart Road is classified by the RM as a Special Road Paved and is a two-lane paved municipal grid 

constructed in a 42 m right-of-way. Auction Mart Road is fully developed and a portion of the roadway 

has been reorientated to connect with Highway No. 16 including signalization, turning lanes and 

intersection lighting.  No improvements are anticipated to be required in association with the rural phase 

of development. 

 

Figure 6 Proposed Road Cross Section 
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Given the limited development represented by interim rural development combined with the previous 

improvements to the Auction Mart Road/Highway No. 16 intersection. It is assumed that a Traffic Impact 

Assessment is not warranted to support this application.  

 

5.1.2 Urban Road Design 

The DOCP indicates that planning for the transition from rural to urban servicing should consider the 

published standards of the closest urban municipality. Given the limited development area served by this 

segment of Range Road 3060 now and in the future as a result of the construction of the Saskatoon 

Freeway, this CDR assumes that this road will act in a similar capacity as a Local Commercial Road within 

Saskatoon. According to the City’s current Design and Development Standards Manual, a local commercial 

roadway requires a right-of-way ranging between 15 and 22 m which includes space for on-street parking 

and sidewalks on both sides. This standard further reinforces the adequacy of the current 30 m right-of-

way provided along Range Road 3060. 

   

The further subdivision of the subject property as conceptually represented in Figure 4-4 will necessitate 

the construction of additional driveways. There are no published limitations to the number of driveways 

along a Local Commercial Road. The location and number of driveway accesses will be determined in 

conjunction with future subdivision and development applications as the area transitions to urban 

servicing. 

  

At the time of transition, the future design standard to apply to Range Road 3060 must consider and is 

heavily influenced by the existing developed properties within the Yellowhead Industrial Park. Unlike a 

greenfield area, the roadway is surrounded by developed properties with established grades presenting 

limited opportunity for regrading to support a traditional urban cross-section roadway. In addition to the 

challenges facing the design and construction of a typical urban cross-section road in this area, the 

permanency of development on the lands abutting Range Road 3060, eliminates the ability for the 

presiding municipality to use servicing agreement fees to assign any of the costs for upgrading this 

roadway in the future. 

 

For the reasons noted above, this plan anticipates that Range Road 3060 will remain a rural road cross-

section as the area transitions to an urban development in the future. The incorporation of rural profile 

roads in developed urban industrial areas is not unprecedented as development along Portage Avenue and 

portions of Melville Street in the CN Industrial area of Saskatoon employ this type of road profile.    

 

The segment of Auction Mart Road situated to the east of the subject property has been identified as a 

future minor arterial roadway by the North Concept Plan. Despite the subject property being situated 

outside of the boundaries of the concept plan area, this report assumes that the segment of Auction Mart 

Road extending along the south boundary of the site will carry the same classification. According to the 

Saskatoon Design and Development Standards Manual, a minor arterial requires 33 to 43 m right-of-way 

which is currently provided by the current roadway. For minor arterial roads, land access is of secondary 

importance to traffic movement and direct property access is controlled but not strictly prohibited. This 

plan does not represent any intention to seek direct driveway access along Auction Mart Road.  

 

The transition plan for the subject property does not trigger the need for any additional land dedication for 

either Range Road 3060 or Auction Mart Road. It is anticipated that any temporary construction 
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easements required to facilitate the transition to urban services will be defined by the municipality and 

registered on the property titles at the time of subdivision.       

   

5.2 Drainage Design 

The subject property is an existing graded site designed to collect and convey run-off through constructed 

swales to an existing stormwater management facility (SWMF) constructed directly north of the property. 

During the adjudication of the previous subdivision of the subject property, the Water Security Agency 

stated that no additional runoff from this site would be permitted to be discharged to Auction Mart Road 

due to ongoing issues with localized flooding of properties along the roadway. As a result, the existing 

property was graded to direct run-off the exterior of the property and conveyed by a constructed swale to 

discharge to the north and into the SWMF.   

 

Figure 1 in Appendix C represents the final design of the current SWMF approved in conjunction with 

development and subdivision approval for the subject property. The current facility features 3:1 side 

slopes and a variable depth to support the mechanical evacuation of the pond into the adjacent storm 

pond situated in the Yellowhead Industrial Park. An easement agreement was executed with the 

landowner who owns the land in which the SWMF is constructed to provide perpetual access to the 

facility. All development envisioned by this CDR is expected to utilize the current facility as constructed. 

 

The North Concept Plan anticipates the construction of a new storm sewer trunk to the north of the 

subject property and south of the proposed Saskatoon Freeway alignment. The sector grading plan 

suggests that run-off from the lands in the adjacent lands to the east is expected to continue to be 

conveyed to the south and southeast where they will eventually connect to a major trunk sewer planned 

to be situated directly south of Beam Road. The current pond has been equipped with a pump that allows 

the release of accumulated stormwater to the east and into the eastern highway ditch as intended by the 

North Concept Plan.    

 

It is expected that as additional subdivision and development occur on surrounding lands, the existing 

SWMF will be expanded, offering an opportunity to design the facility to better align with the COS 

standards. The current facility meets the current and future needs of both rural and urban development. 

 

The SWMF is located outside of the Secondary Hazard Zone as defined by the Saskatoon Airport Zoning 

Regulations. TP 1247 E – Land Use in the Vicinity of Aerodromes provides a comprehensive list of land 

uses and their associated risk to the safe operation of airport facilities. The Airport Zoning Regulations 

consider stormwater management facilities to be low potential risks and acceptable uses within Secondary 

Hazard Zones. The Saskatoon Airport Authority was previously consulted in conjunction with previous 

approvals and noted no concerns with the design of the facility. A copy of this correspondence is attached 

in Appendix A. 

 

5.2.1 Minor System (Rural and Urban) 

The current property has been constructed with split drainage conveying run-off from the site to swales 

constructed along all boundaries of the property. The subdivision of the property will necessitate some 

revision to the existing grading design to provide a separation of drainage between adjacent properties. 

This will be accomplished by constructing a swale between the two rural properties that would collect run-

off from portions of the north and south parcels and convey it into the perimeter swales.  
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It is difficult to anticipate whether development within the rural properties will be temporary or 

permanent. The further subdivision of the sites during the urban transition will require a further 

delineation of surface drainage between adjacent properties. This plan anticipates the registration of 

easements for all required drainage swales at the rural stage of the subdivision to ensure that there is a 

suitable area of land protected from development that would inhibit the realization of the full subdivision 

potential for the site. As noted in Section 4 of this report, the registration of a drainage easement will 

assist the RM in evaluating development permit applications and ensuring that development on the rural 

lots will not prejudice the ability for further subdivision in the future as the property transitions to an 

urban standard. 

 

The ability to construct an underground minor storm system is limited by the elevation of the property 

relative to the SWMF to the north and the elevation of the existing developed lots on the east side of 

Range Road 3060. The decision of the WSA to prohibit any discharge of stormwater to the south and into 

Auction Mart Road impacted the current grade of the property and offers a significant challenge to meet 

the minimum 0.1 % grade and 1.85 m depth of cover for an underground pipe along the property 

frontages as defined by the City’s published standards. The south end of the property lies at an elevation 

of 505 m but the elevation of the bottom of the swale lies at 504.20 m. The bottom of the SWMF lies at 

an elevation of 502.50 m, representing a 1.7 m difference in elevation which would not be sufficient to 

meet the grade and coverage standards for a piped system. The conversion of the municipal roadway from 

a rural to an urban profile would be challenged by the elevation of the adjacent developed lands within the 

lots situated on the east side of Range Road 3060 which lie at a similar elevation as the subject property. 

 

A plan for the transition of this area from a rural to an urban storm and road system would require 

significant alteration of the existing developed properties in the Yellowhead Industrial Park and as such we 

propose that the overland drainage as currently represented in this area would continue through the 

transition. The predevelopment and post-development grading plans for the property are published in 

Appendix C. 

 

5.3 Water Distribution 

5.3.1 Water System (Rural) 

Figure 4 in Appendix C illustrates the proposed water services for the initial rural development. 

 

A 100 mm low-pressure service line will either be extended from the Yellowhead Industrial Park water 

utility or connect to an existing InterValley water distribution line situated along the east side of Highway 

16 to provide water services to the initial rural development. This system will provide up to 0.5 IGPM to 

each lot and will not be capable of providing fire flows to the parcels. The developers of each site will be 

responsible for constructing private reservoirs and pressure systems if desired or required for their 

operations.  

 

The Yellowhead Water Utility was contacted to confirm the ability to connect to the water system. A copy 

of previous written support to connect to the InterValley line is provided in Appendix A. The extension of 

water from either water source will have no impact on configuration of the properties and will be further 

defined during the detailed design phase of the project. 
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5.3.2 Water System (Urban) 

Figure 5 in Appendix C illustrates the general intention for the extension of urban water services for future 

urban redevelopment. 

 

The proposed future urban redevelopment will include the installation of a full-pressure water distribution 

system to the COS standards. The proposed water mains will be located within Range Road 3060 and are 

anticipated to be installed in conjunction with the reconstruction of the roadway as part of a typical 

roadway renewal program. As the site is located in a long-term urban growth area, the source of urban 

water services is unable to be confirmed at this time. The North Concept Plan identifies the intention for 

the eventual extension of a 750 mm water line along Range Road 3060 which would be suitable for 

meeting the domestic water needs for the subdivision. Lot owners will be responsible for accounting for 

the eventual connection to the future urban water distribution system through site planning. 

 

The conceptual design criteria and assumptions for the urban water distribution system proposed for 

future urban redevelopment are listed in Table 5-1. The design population, operating pressures, fire flow 

requirements, estimated water consumption, and maximum daily, and peak hourly flow rates will all need 

to be developed in consultation with the presiding municipality at the time of urban redevelopment.  

Table 5-1 Water Design System Criteria 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The conceptual water distribution system presented for future urban redevelopment is based on the 

current COS standards. Like the redevelopment of the roadways and other underground services, it is 

anticipated the COS standards will evolve by the time this transition from rural to urban infrastructure 

occurs. Therefore, the design of any water services included in the future urban redevelopment will need 

to be updated to reflect the future design and development requirements. 

 

 

Item Value 

Industrial Area (Net) 8.088 ha 

Equivalent Population 130 p/ha (Mixed Industrial) 

Design Population 1051 people 

Estimated Water Consumption 290 L/person/day 

Average Day Demand (ADD) 3.53 L/s 

Maximum Daily Demand 
(2 x ADD) 

7.06 L/s 

Peak Hourly Demand 
(3 x ADD) 

10.59 L/s 

Operating Pressure 275-690 kPa 

Fire Flow 
150 L/s (140 kPa min pressure) 
for Light Industrial 
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5.4 Wastewater Collection and Disposal 

5.4.1 Wastewater System (Rural) 

The initial rural development of the industrial properties will require individual site developers to install 

private septic holding tanks to manage all wastewater flows generated within each property. Each 

property owner will be individually responsible for contracting the services of a licensed septic hauler to 

evacuate the holding tank and dispose of the waste at a licenced disposal facility. GFL was previously 

contacted in conjunction with previous approvals to confirm they can provide service to the new 

development. A copy of this confirmation is reproduced in Appendix A. 

 

5.4.2 Wastewater System (Urban) 

Figure 6 in Appendix C illustrates the general intention and routing for urban wastewater collection 

associated with future urban redevelopment. 

 

In conjunction with the other services and road reconstruction, a gravity wastewater collection system is 

proposed to be installed during the urban redevelopment of the subject property. As the planned area lies 

within a long-term urban growth area, information relating to the specific location of future urban sanitary 

sewers is limited. According to the North Concept Plan, a 450 mm sanitary sewer is planned to be 

extended along Range Road 3060 to service the Yellowhead Industrial Park as it transitions towards urban 

servicing. Lot owners will be responsible for accounting for the eventual connection to the future urban 

sanitary sewer collection system through site planning. 

   

The conceptual design criteria and assumptions for the wastewater collection system proposed for future 

urban redevelopment are listed in Table 5-2. 

 Table 5-2 Wastewater Design Criteria 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Item Value 

Industrial Area (Net) 8.088 ha 

Equivalent Population 130 p/ha (Mixed Industrial) 

Design Population 1051 people 

Estimated Wastewater Generation 290 L/person/day 

Infiltration Allowance 0.17 L/s/ha 

Weeping Tile Flow allowance 0 L/s 

Average Dry Weather Flow 3.53 L/s 

Peaking Factor 

(Harmon formula) 
3.79 

Inflow & Infiltration (I&I COS 

standard 0.17 L/s/ha) 
1.37 L/s 

Peak Design Flow 14.75 L/s 
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The conceptual wastewater collection system presented for future urban redevelopment is based on the 

current COS standards. Like the redevelopment of the roadways and other underground services, it is 

anticipated the COS standards will evolve by the time this transition from rural to urban infrastructure 

occurs. Therefore, the design of any wastewater services included in the future urban redevelopment will 

need to be updated to reflect the future design and development requirements. 

 

5.5 Other Supportive Services 

5.5.1 Fire and Protective Services 

The Saskatoon Fire Department has previously confirmed that they will provide fire protection services, 

based upon the agreement between the RM of Corman Park and the City of Saskatoon. As the 

development transitions into urban servicing, full fire protection infrastructure will be constructed as is 

found in other urban industrial areas with the COS fire department continuing to service the area. 

 

Through consultations, it was confirmed that police services will be provided by the Corman Park Police 

Service. 

 

5.5.2 Solid Waste Disposal 

As development occurs each property owner will be required to enter into a contract with one of several 

licenced haulers to collect and dispose of solid waste at one of the landfills in the region.  

 

5.6 Development Cost Charges 

The Planning and Development Act, 2007 (the Act) enables the preparation of a servicing agreement to 

provide services and facilities that directly or indirectly serve the subdivision. The servicing agreement 

defines the proponent’s responsibility to install or construct the services required to support the proposed 

subdivision. The Act enables the municipality to require a fee for the capital cost of providing, altering, 

expanding or upgrading sewage, water, drainage and other utility services, public highway  

facilities, or park and recreation space facilities that will be used by the development. The facilities do not 

need to be located within the subdivision. Time limits for completion of works, provisions to share costs 

with the municipality, and requirements for performance bonds or similar financial instruments can be 

included. 

 

The subject property was previously subdivided from the ¼ section in April 2017 and subsequently re-

subdivided in 2020 to alter the configuration of the property while retaining its size. According to the 

2017 report to the Council, one of the conditions for endorsement of the subdivision was the execution of 

a servicing agreement which included the submission of a servicing fee of $10,560.00 to cover future 

offsite infrastructure upgrades. 

 

Section 172(3) of the Act requires a municipality to reasonably demonstrate that it will incur additional 

capital costs for providing, altering, expanding or upgrading sewage, water, drainage and other utility 

services, public highway facilities, or park and recreation facilities within or outside of the subdivision to 

justify the application of additional fees beyond the direct costs assigned to a developer for specific onsite 

or off-site improvements.  
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Section 30 of the DOCP acknowledges an intention to prepare a regional servicing plan to inform the 

establishment of a regional levy/fee structure as defined by the Act. At present, a regional levy/fee has not 

been established so the RM of Corman Park Subdivision Fee policy would apply to this project. 

 

The report appended to and used to interpret the above-noted RM policy states that a ‘Servicing 

Agreement Fee would be used to collect money to cover costs incurred by the municipality when a proposed 

subdivision required new, extended, enhanced, or expanded infrastructure located off-site’. The same report 

states: 

 

“It is important to note that development charges can only be charged once for an area of land. In other words, 

development charges cannot be charged in areas receiving benefit from municipal services where they were 

already collected.” 

 

Our report acknowledges the need for upgrades to Range Road 3060 to a published industrial standard as 

a direct result of the proposed subdivision and it is expected that the servicing agreement will assign full 

responsibility for this upgrade as a direct cost to the developer. The subdivision is currently served by an 

existing SWMF and will not generate any increase in run-off nor will the subdivision cause the municipality 

to incur any additional capital costs associated with stormwater management. The marginal increase in 

traffic resulting from the resubdivision of the subject property will be negligible relative to the background 

traffic along Auction Mart Road and its current constructed capacity. The existing highway intersection is 

fully improved and signalized and no additional improvements are required to support the subdivision. The 

municipality will not incur any additional costs for providing water as the development can connect to an 

existing utility within the Yellowhead Industrial Park. A cash-in-lieu payment was previously made to 

satisfy the municipal reserve dedication as a contribution to public parks and recreation facilities and no 

further contribution is required as a result of this application. 

 

The resubdivision of this existing parcel will not result in the municipality incurring any additional off-site 

capital costs and as such, no additional off-site servicing agreement fees are deemed to be warranted. 

 

The subject property is situated in a designated long-term future urban growth area with the expectation 

that urban services would be available to this area in conjunction with the regional population reaching 1 

million. Given the long-term nature of urban servicing, it is difficult if not impossible to define the future 

costs or timing associated with the extension of urban services into this area making the assignment of a 

fee for these services at the rural stage of development inappropriate and contrary to the Act.  

 

The plan for transition for this property accounts for its further subdivision in the future into smaller lots 

once the required urban services are available. The plan proposes to register easements aligning with the 

boundaries of these future urban lots to be used by the RM to adjudicate development permit applications 

and to ensure that site planning and development of the lots do not prejudice the ability for their future 

subdivision. This additional subdivision and transition to urban services would then trigger the assignment 

of additional servicing agreement fees to fund the extension of new services to the site. 
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6 CONSULTATIONS 

6.1 Landowner  

A notice was distributed to all landowners within 1.6 km of the subject property providing a link to access 

and review this report. Three nearby landowners jointly submitted a letter of concern focused on existing 

drainage issues represented in the area. The landowners have and continue to urge the RM to complete a 

comprehensive drainage study for this area to define the potential mitigation of the existing drainage 

issues.  

 

Developer Response:  

It is our understanding that a drainage study has been initiated for the broader area. 

 

The landowners further identify a concern that stormwater pumped into the Highway 16 ditch will not 

continue south as intended but rather will back up along Auction Mart Road, resulting in increased 

potential for flooding within the nearby acreages.   

 

Developer Response: 

In conjunction with the preparation of this CDR, a topographic survey was completed for the highway corridor 

and along Auction Mart Road to assess the likelihood that discharged run-off from the north contributes to 

localized flooding along Auction Mart Road. The results of this additional survey are represented in Figure 2, 

Appendix D. 

 

The landowners have requested that any drainage related works are referred to the Water Security 

Agency for review and approval. 

 

Developer Response: 

The proposed subdivision utilizes an existing constructed SWMF which was previously approved by the Water 

Security Agency and the RM of Corman Park. The subdivision does not result in any increase in the volume of 

run-off generated by the site and requires minimal alteration of the property grading focused on separating the 

internal collection of run-off between the two lots. The plan for transition also anticipates the registration of an 

easement coinciding with the future boundaries of smaller urban properties to protect these areas from 

development. 

 

A copy of the written information provided from these landowners is reproduced in Appendix A.    

 

6.2 Water Security Agency 

The conceptual stormwater management plan was previously shared with the Water Security Agency and 

confirmed to be suitable.  

 

6.3 Saskatoon Airport Authority 

The Saskatoon Airport Authority was contacted regarding the proposed subdivision.  They confirmed the 

proposed subdivision will meet the intent of both the existing and proposed Saskatoon Airport Zoning 

Regulations. The correspondence from the Saskatoon Airport Authority can be found in Appendix A.



  
 

 

CLOSURE 

The services provided by Associated Engineering (Sask.) Ltd. in the preparation of this report was 

conducted in a manner consistent with the level of skill ordinarily exercised by members of the profession 

currently practicing under similar conditions.  No other warranty expressed or implied is made. 

 

Respectfully submitted, 

 

 

 

 

Bill Delainey, RPP MCIP 

Project Manager 

Associated Engineering (Sask.) Ltd. 

Bill Delainey
Delainey Signature



  
 

 A-1 

APPENDIX A - RECORD OF CONSULTATION 

 

 

 















Flooding on Auction Mart Road























































































 

P:\20144416\00_Korpan_Ind_Pk\Urban_Planning\04.00_Reports_Deliverables\Discretionary Use 
Application\Updated_Dis_App_Nordic_20170309\Ltr_Iwi_Korpantractor_Req_20170323.Docx 

March 23, 2017 

File: 20144416.00.U.04 

 

Geoff Booth 

 

Intervalley Water Inc. 

Box 160 

Bay #8, 301 Centennial Drive North 

Martensville, SK S0K 2T0 

 

 

Re: FALCON HOLDINGS LTD 

CONFIRMATION OF WATER SERVICING 

FOR SE 25-37-06 W3 

 

Dear Geoff: 

 

After having determined the potable water servicing requirements required to support the proposed  

Korpan Tractor development, Falcon Holdings Ltd. is requesting 1.5 gpm of potable water servicing to site. 

An analysis of the Intervalley Water Inc. (IWI) water model suggests that there is sufficient capacity 

available to meet the 1.5 gpm request from Korpan Tractor. 

 

Associated Engineering submitted an Application for Permission to Construct a 3” (75 mm) pipeline across 

Highway No. 16 intended to support the provision of water servicing to the proposed Korpan Tractor 

development. Attached to this letter is the application approval from the Ministry of Highways and 

Infrastructure.  

 

Yours truly, 

 

 

 

 

Darrell Rinas, P.Eng. 

Project Manager 

 

DR/dgr/jp 

 

 

Enclosure    
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APPENDIX B - ENVIRONMENTAL AND HERITAGE SCREENING 
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Buffer Size:
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Lon: -106.72025° W
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Screened Areas:



“Known” species are species that have known occurrences in the area from the Saskatchewan Conservation Data Centre’s Rare and Endangered Species map layer. 
However, absence of species observation records does not preclude the existence of species in the area of interest. Observations may simply not have been recorded for 
the given area or may not have yet been entered into the ministry data holdings – new observation records are continuously being discovered. Information accessible 
through HABISask is not intended to be a definitive statement on the presence, absence or status of a species within a given area, nor as a substitute for onsite surveys.

Species Likely to be Present

Known Species

Rare and Endangered Species

S RankN Rank

Wild Species
at Risk

RegulationsCOSEWICCommon Name Scientific Name: G Rank
SARA
Status

Category: 

“Expected” is based on a modelled prediction if a species might occur in areas based upon developed statistical relationships between local and landscape 
characteristics and species presence. Models utilized by this report have only been created in the prairie ecozone for a selection of species. The boreal plain, boreal 
shield and taiga shield will not return any expected species results. Models are not a substitute for on the ground surveys to determine species presence.

Expected Species

Species Predictive Models

Category: 

Scientific Name: COSEWIC

Wild Species
at Risk

RegulationsG Rank N Rank
SARA
StatusCommon Name S Rank

Vertebrate Animal

Taxidea taxus taxus G5T5 S3 Special ConcernAmerican Badger Special ConcernN4

Dolichonyx oryzivorus G5 S5B Special ConcernBobolink ThreatenedN5B,
N4N5M

Chordeiles minor G5 S4B Special ConcernCommon Nighthawk Special ConcernN4B,N3M

Podiceps auritus G5 S5B Special ConcernHorned Grebe Special ConcernN5B,N5N,
N5M

Lanius ludovicianus excubitorides G4T4 S3B ThreatenedLoggerhead Shrike ThreatenedN3B

Circus hudsonius G5 S4B Not at RiskNorthern Harrier N5B,N4N

Anthus spragueii G3G4 S3B ThreatenedSprague's Pipit ThreatenedN3N4B,
N3N4M

Fish Species by Watershed

All fish species expected to be in any watershed that intersects the area searched are provided and their presence in the direct project area will depend on habitat.

Scientific Name: G Rank

Wild Species
at Risk

RegulationsN Rank
SARA
StatusCOSEWICCommon Name S Rank

South Saskatchewan RiverWatershed: 

Rhinichthys obtususBlacknose Dace G5 S3N5

Culaea inconstansBrook Stickleback G5 S5N5

Salvelinus fontinalisBrook Trout G5 SNAN5B,N5N,
N5MLota lotaBurbot G5 S5N5

Coregonus artediCisco G5 S5N5B,N5N,
NUMLuxilus cornutusCommon Shiner G5 S3N5

Notropis atherinoidesEmerald Shiner G5 S5N5

Pimephales promelasFathead Minnow G5 S5N5

Chrosomus neogaeusFinescale Dace G5 S4N5

Platygobio gracilisFlathead Chub G5 S3N5

Hiodon alosoidesGoldeye G5 S4N5

Etheostoma exileIowa Darter G5 S5N5

Etheostoma nigrumJohnny Darter G5 S5N5

Couesius plumbeusLake Chub G5 S5N5

Acipenser fulvescensLake Sturgeon EndangeredG3G4 S2N3
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Scientific Name: G Rank

Wild Species
at Risk

RegulationsN Rank
SARA
StatusCOSEWICCommon Name S Rank

South Saskatchewan RiverWatershed: 

Salvelinus namaycushLake Trout G5 S5N5

Coregonus clupeaformisLake Whitefish Not at RiskG5 S5N5B,N5N,
N5MPercina caprodesLogperch G5 S5N5

Rhinichthys cataractaeLongnose Dace G5 S5N5

Catostomus catostomusLongnose Sucker G5 S5N5

Hiodon tergisusMooneye G5 S3N5

Pungitius pungitiusNinespine Stickleback G5 S5N5B,N5N,
N5MEsox luciusNorthern Pike G5 S5N5

Margariscus nachtriebiPearl Dace G5 S5N5

Carpiodes cyprinusQuillback G5 S4N5

Oncorhynchus mykissRainbow Trout G5 SNAN5B,N5N,
N5MNotropis blenniusRiver Shiner G5 S3N5

Sander canadensisSauger G5 S5N5

Moxostoma macrolepidotumShorthead Redhorse G5 S4N5

Moxostoma anisurumSilver Redhorse G5 S4N5

Cottus cognatusSlimy Sculpin G5 S4N5

Cottus riceiSpoonhead Sculpin Not at RiskG5 S5N5

Notropis hudsoniusSpottail Shiner G5 S5N5

Percopsis omiscomaycusTrout-perch G5 S5N5

Sander vitreusWalleye G5 S5N5

Catostomus commersoniiWhite Sucker G5 S4N5

Perca flavescensYellow Perch G5 S5N5

50% Core AreaWhooping Crane Corridor

95% Core AreaWhooping Crane Corridor

75% Core AreaWhooping Crane Corridor

N RankScientific Name:

Note that recovery documents (and therefore Critical Habitat) may be amended from time to time. Species are added as the data becomes ready, which may occur after the 
recovery document has been posted on the SAR Public Registry. Although HABISask will try to provide the latest data, the SAR Public Registry should always be considered as 
the official source for Critical Habitat information. 

Common Name G Rank COSEWIC
SARA
Status

This dataset displays the geographic areas within which federal Critical Habitat for species at risk listed on Schedule 1 of the federal Species at Risk Act (SARA) occurs in 
Saskatchewan. Please be aware that not all of the area within these boundaries is necessarily Critical Habitat. To determine if a specific area is Critical Habitat and if your 
activity might be considered “destruction” of Critical Habitat, other information available in each individual species’ Recovery documents (http://www.sararegistry.gc.ca) 
need to be considered, including biophysical attributes and activities likely to result in destruction of Critical Habitat.

S Rank

Wild Species
at Risk

Regulations

Species with Critical Habitat Present

No Critical Habitat found

Scientific Name:Common Name

This section identifies federally proposed critical habitat that is up for consultation as per the information contained within the federal recovery strategies developed under 
the federal Species at Risk Act (SARA). This information on location of critical habitat is intended for reference by landowners and/or lease holders.  Shapefiles or additional 
maps of critical habitat can be obtained by contacting Environment and Climate Change Canada at ec.leprpn-sarapnr.ec@canada.ca.

Proposed Critical Habitat Present

N Rank S RankG Rank
SARA
StatusCOSEWIC

Wild Species
at Risk

Regulations

No Critical Habitat found

Managed areas are a diverse collection of lands and waters on which the conservation of biodiversity and ecosystem function are among the goals of the land 
management programs. Each of the unique or sensitive landscapes, within the network of managed areas, have some level of protection or activity restrictions placed 
on them by legislation, agreement or policy.  These lands include provincial and national parks, ecological reserves, wildlife lands, game preserves, conservation 
easements and other privately held stewardship lands.

Managed Areas
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Managed areas are a diverse collection of lands and waters on which the conservation of biodiversity and ecosystem function are among the goals of the land 
management programs. Each of the unique or sensitive landscapes, within the network of managed areas, have some level of protection or activity restrictions placed 
on them by legislation, agreement or policy.  These lands include provincial and national parks, ecological reserves, wildlife lands, game preserves, conservation 
easements and other privately held stewardship lands.

Managed Areas

Provincial Park

Nothing Found

Recreation Site

Nothing Found

Game Preserve

Nothing Found

National Wildlife Area

Nothing Found

Pasture Boundary

Nothing Found

Wildlife Habitat Protection Act (WHPA)

Nothing Found

Fish & Wildlife Development Fund (FWDF)

Nothing Found

Migratory Bird Sanctuary

Nothing Found

Wildlife Refuge

Nothing Found

Conservation Easement

Nothing Found

Crown Conservation Easement

Nothing Found

Ecological Reserve

Nothing Found

Ramsar Wetland

Nothing Found

Reservoir Development Area

Nothing Found

Representative Area Ecological Reserve

Nothing Found
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The absence of information provided by the Saskatchewan Conservation Data Centre (SKCDC) does not categorically mean the absence of sensitive species or features. 
The quantity and quality for data collected by the SKCDC are dependent on the research and observations of many individuals and organizations. SKCDC reports 
summarize the existing natural heritage information, known to the SKCDC, at the time of the request. 

Rare and Endangered Species Occurrences

SKCDC data should never be regarded as final statements on the elements or areas being considered, nor should they be substituted for on-site surveys required for 
environmental assessments. The user therefore acknowledges that the absence of data may indicate that the project area has not been surveyed, rather than confirm 
that the area lacks natural heritage resources.

First Observation:

General Description:

Common Name:

Last Observation:

Directions:

Occurrence Rank:

Occurrence Data:

Scientific Name:

Occurrence ID:

Occurrence Class:
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Contact Us

For more information, please contact our Client Service Office:

Email: centre.inquiry@gov.sk.ca

Tel (toll free in North America): 1-800-567-4224

Tel (Regina): 306-787-2584

Wild Species Research Permitting
A Research Permit is required to detect or observe plants or wildlife for commercial purposes, such as pre-screening surveys to collect baseline data or other activities, or to 
conduct academic research. Research Permits are not required if you are doing surveys for personal, recreational, educational or other non-commercial purposes. Revisions 
were made to Section 21 of The Wildlife Act in 2015 and to Section 6.2 of The Wildlife Regulations in 2016.

Species Detection Survey Protocols

environmental consultants for proposed or existing commercial activities.

Activity Restriction Guidelines for Sensitive Species
The

See the Government of Saskatchewan

All forms and related information pertaining to Research Permits can be found in the Publications Centre. Be sure to check out the Conservation Standards Terms and 
Conditions for Research Permits for general, wildlife and research-specific and information submission conditions that pertain to all research permits.

Subscribe to our Mail-out List Subscriptions for updates regarding Species Detection Permits, SKCDC Lists and Ranks, Legislation and Policy and HABISask.  

Activity Restriction Guidelines for Sensitive Species

Wild Species Research Permitting page for more information.

Species Detection Survey ProtocolsThe are used to detect rare and sensitive species so Activity Restriction Guidelines can be applied. Their use is required by industry/

outline restricted activity periods and distance setbacks for rare and sensitive species to assist proponents in minimizing

impacts to rare and sensitive species and habitats.

Administrative Areas

District 8 Ecological Management Specialist (EMS) District(s)

Saskatoon Compliance and Field Services Area(s)

Saskatoon Compliance and Field Services Region(s)

Saskatoon Area Fisheries Ecologist Area(s)

PARKLAND REGION Area Wildlife Ecologist(s)

344 - CORMAN PARK Rural Municipality

Nothing Found First Nation Reserve

District 9 AG Crown Land Management Specialist District

Project Screening Report
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https://publications.saskatchewan.ca/#/categories/2062
https://www.saskatchewan.ca/business/environmental-protection-and-sustainability/wildlife-and-conservation/wild-species-research-permitting
https://publications.saskatchewan.ca/#/categories/2063


Report GeneratedSensitivity:
You have indicated that the development will not be impacting undisturbed land within the road allowance.
This development has heritage clearance to proceed. Do not submit this project to the Heritage 
Conservation Branch. Keep this report for your records.

Heritage Sensitivity Screening Report

This selection is Not Heritage Sensitive.
May/24/2023 10:32

AM

0 1.051.05 0.53 Kilometers

Area of Interest



Heritage Sensitivity Screening Report

SE-25-37-06-3 N

Disclaimer:

Contact us:
For more information, please contact the Heritage Conservation Branch:
Email: arms@gov.sk.ca
Tel 306-787-2817.

Exempt Activities Checklist:

Attention landowners:  The majority of small scale activities that involve improvements to, or maintenance of, private property usually have little or no
impact on archaeological heritage resources. Access the Exempt Activities Checklist for Private Landowners to determine if your proposed activity is
exempt from archaeological heritage screening using the Developers’ Online Screening Tool. If the activity is exempt, please retain a copy (paper or
electronic)  of  the  completed  Exempt  Activities  Checklist  for  Private  Landowners  for  your  records.  Include  the  completed  checklist  with  any
applications  for  regulatory  approvals  or  permits  that  may  be  required  for  the  proposed  activity  to  confirm  that  heritage  concerns  have  been
addressed.

https://applications.saskatchewan.ca/eachecklist

Y = Heritage Sensitive, C = Conditionally Heritage Sensitive, N = Not Heritage Sensitive, Blank = Heritage Sensitive. 
Sensitivity Legend:

When the parcel description and sensitivity listing is blank, the project is outside of the quarter sections screened for sensitivity. All projects within
these areas are automatically heritage sensitive and require review.

SensitivityParcel DescriptionSensitivityParcel Description
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APPENDIX C - CONCEPTUAL SERVICING PLAN 
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FIGURE 3 POST DEVELOPMENT DRAINAGE

NORDIC INDUSTRIAL PARK                           
COMPREHENSIVE DEVELOPMENT REVIEW
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FIGURE 4 RURAL WATER SERVICE CONCEPT

NORDIC INDUSTRIAL PARK
COMPREHENSIVE DEVELOPMENT REVIEW
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FIGURE 5 URBAN WATER SERVICE CONCEPT
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COMPREHENSIVE DEVELOPMENT REVIEW
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1. PIPE SIZES SHOWN ARE CONCEPTUAL AND
ARE SUBJECT TO CHANGE.



YELLOWHEAD ROAD

AUCTION MART ROAD

R
AN

G
E 

R
O

AD
 3

06
0

LEGEND

FIGURE 6 URBAN SANITARY SERVICING
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1. PIPE SIZES SHOWN ARE CONCEPTUAL AND
ARE SUBJECT TO CHANGE.
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