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FOREWARD

The following is a letter of support from the University of Saskatchewan in support of the proposed land use
amendment and rezoning of the Valley Road Business Park.
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January 19, 2024

RM Corman Park
111 Pinehouse Drive
Saskatoon, SK S7K 5W1

Attention: Adam Toth
Senior Planner, Development Review

RE: University of Saskatchewan Support for Valley Road Business Park
and Proposed Amendment to P4G Land Use

Dear Mr. Toth,

The University of Saskatchewan is approaching the RM Corman Park to ask for your partnership to
support a proposed amendment to P4G land use that will enable the University to be the beneficiary of
a transformational land donation from Valley Road Business Park. Nearly all the members of the Valley
Road Business Park consortium are dedicated USask alumni, and they are looking for a way to give back
by contributing to the University of Saskatchewan’s $500 Million fundraising Campaign Be What the
World Needs. This is the largest Campaign in Saskatchewan history, and we would be proud to include
Corman Park as a supporter and partner in this incredible initiative. The province of Saskatchewan, the
City of Saskatoon and many other local and Indigenous bodies stand with us in supporting the Campaign
and are eager for its successful completion in May of 2025.

As one of our province’s largest municipalities, Corman Park is a critical player in the economic success
of Saskatchewan and the future growth of the City of Saskatoon and the University of Saskatchewan. In
reviewing the Saskatoon North Partnership for Growth (P4G) Vision, Principles, and Strategic Direction
we noted that the latest projections show the P4G region nearing a population of 500,000 in the next 20
years. The University of Saskatchewan wants to be a part of that growth. We are excited about the
possibility of a large land donation within Corman Park because we see it as a prime area for
development by the University, potentially leading to partnerships with the municipality, with the City of
Saskatoon and/or with other key development partners. Rezoning the land for future development will,
we believe, enhance regional competitiveness; financial sustainability; environmental sustainability;
improved community integration; and enhanced partnerships.

With Corman Park as a partner in what will be a transformational land acquisition for the University of
Saskatchewan, you will help us achieve an important part of our Vision 2057 which is to continue to
acquire endowment lands - a critical resource for sustainable University success and growth.

We are seeking your support specifically for a proposed amendment to the P4G land use and rezoning of
the Valley Road Business Park (VRBP) property to commercial and industrial. The rezoning will support
donation of the VRBP land to the university so that the university may hold this land in its endowment
for future use, development, and/or sale for development with proceeds to benefit the academic,



research and student support mission of the University of Saskatchewan. We believe this vision is in line
with the objectives of the PAG Plan:

e Support and encourage regional economic prosperity and entrepreneurship;

e Support initiatives to strengthen and diversify the regional economic base;

e Support efforts by the P4G municipalities, First Nations and Métis communities and economic
development organizations in increasing economic opportunities in the region; and,

e Enhancing regional competitiveness.

The P4G plan objectives closely mirror the principles set out in the University of Saskatchewan’s Plan
2025: sustainability, creativity, diversity, and connectivity. Also central to the University’s strategic plan
is integration and alignment with the Government of Saskatchewan’s Growth Plan 2030.

The VRBP property is in proximity (approximately 9 kilometers) to the University and makes use of the Valley
Road Interchange and the City’s south bridge. This proximity to the main campus is an important
consideration when selecting future university land for use, development, or sale to further the mission of
the university. Regardless of the final use of the land, we believe it will act as a catalyst for economic
development consistent with the region.

We trust that Corman Park will see value in entering this partnership with us as we build the future of the
University of Saskatchewan and the future of Corman Park. We see you as integral supporters of our Be What
the World Needs Campaign and will be proud to celebrate and promote your role in helping us achieve this
incredible land donation.

The University of Saskatchewan has witnessed an unprecedented period of growth, success and heightened
pre-eminence as one of Canada’s leading, research-intensive centers of learning and discovery. The
opportunity to expand our land holding through donation of a commercial/industrial zoned business park at
the Valley Road Business Park site aligns with our objectives and, we believe, with the P4G vision.

Thank you for your consideration of this important matter. We look forward to the opportunity to discuss this
proposal and hope to move the application forward as expeditiously as possible.

Yours truly,

Peter Stoicheff, Ph.D.
President and Vice-Chancellor

cc: Laurie Bradley — Overpass Farms Ltd.
Doug Ramage, P.Eng, ENV SP — KGS Group
Don Atchison - Consultant
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EXECUTIVE SUMMARY

The purpose of this document is to provide the Rural Municipality of Corman Park and the P4G District
Planning Commission with a Comprehensive Development Review report to support the application to
amend the land use designation of Parcels B & C of NE 14-36-06 W3M and Parcel A of NW 13-36-06-03 (see
Appendix A) in the District Official Community Plan from an Agricultural to Urban Commercial / Industrial
land use. Additionally, an application to rezone the property from D-Agricultural (DAG 1 and DAG2) district to
an Arterial Commercial (DC2) district to support a proposed multi-lot business and research park subdivision
known as the Valley Road Business Park (VRBP).

Valley Road Business Park is intended to act as a business / research park providing employment
opportunities in the southwest P4G district area, adding to the University’s endowment lands, and providing
a buffer from the heavy industrial uses to the east of the country residential development Cedar Villa Estates.

Development in the overall P4G district is constrained due to a lack of confirmed connections, the timing of
infrastructure extensions, and the cost recovery mechanisms that are yet to be determined. The conceptual
site plan and servicing strategy outlines the preferred servicing options and how future development of the
lands may be phased to allow consideration to explore innovative servicing strategies. The VRBP property
benefits from the availability of servicing to the property to support the proposed business / research park. A
raw water line along the south property line, natural gas, power, and communications are available to
support the proposed rezoning and land use amendment. Municipal sewer services can be provided by
means of pump out systems. Confirmation of servicing from utility providers is included within this report.

The development context recognizes the importance of integrating natural, ecological, and heritage features
present on the VRBP lands as part of addressing climate resiliency, and creating an aesthetically pleasing
future development that complements the transition from rural to urban land uses. Additional investigation
and studies are anticipated to be necessary to advance the development to subdivision design based on the
approval of the rezoning and land use amendment. The conceptual site plan used in this report is to
demonstrate the feasibility of the property to support urban commercial / industrial zoning and associated
uses. Approval of the rezoning and land use amendment is required to provide the certainty to advance
future subdivision design that would include dedicating future underground infrastructure right-of-ways and
selection of the final servicing strategy.

The timelines of continuing to advance the development are unknown at this time as the lands will be
donated to the University of Saskatchewan endowment on completion of the rezoning and land use
amendment.

On April 12, 2024 the public consultation phase was initiated which consisted of the delivery of public notice
of the proposed rezoning and land use amendment to all landowners within the required one mile (1.6 km)
notification radius. Public notices were hand delivered to residents in Cedar Villa Estates and the
Montgomery neighbourhood which provided the opportunity to speak with residents about the rezoning and
the public open house. The public open house was held on April 26, 2024 at the Black Fox Distillery from
7:00pm to 9:00pm. The open house was attended by approximately 50 — 60 people with representatives
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from Cedar Villa Estates, Montgomery neighbourhood, the City of Saskatoon, and the Friends of the
Saskatoon Afforestation Areas Inc. in attendance.

The summary of public consultation is included in Section 7, and the record of comments with both
regulatory agencies and the public can be found in Appendix G & H respectively.

This application to designate the VRBP lands as Urban Commercial/Industrial and rezone the property to an
Arterial Commercial (DC2) designation aligns with the Vision, Principles, and Strategic Direction set out in the
P4G DOCP. It recognizes the vision of a vibrant, prosperous, and internationally competitive region through
expanding the university’s endowment lands. Most importantly, it recognizes the partnerships, sustainability,
and opportunity to provide a diverse, vibrant regional economy and a high quality of life.
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STATEMENT OF LIMITATIONS AND CONDITIONS

Limitations

This report has been prepared for Valley Road Business Park] (“VRBP”) in accordance with the agreement between KGS Group
and [VRBP] (the “Agreement”). This report represents KGS Group’s professional judgment and exercising due care consistent

with the preparation of similar reports. The information, data, recommendations and conclusions in this report are subject to

the constraints and limitations in the Agreement and the qualifications in this report. This report must be read as a whole, and
sections or parts should not be read out of context.

This report is based on information made available to KGS Group by [VRBP]. Unless stated otherwise, KGS Group has not
verified the accuracy, completeness or validity of such information, makes no representation regarding its accuracy and hereby
disclaims any liability in connection therewith. KGS Group shall not be responsible for conditions/issues it was not authorized or
able to investigate or which were beyond the scope of its work. The information and conclusions provided in this report apply
only as they existed at the time of KGS Group’s work.

Third Party Use of Report

Any use a third party makes of this report or any reliance on or decisions made based on it, are the responsibility of such third
parties. KGS Group accepts no responsibility for damages, if any, suffered by any third party as a result of decisions made or
actions undertaken based on this report.

Geo-Environmental Statement of Limitations

KGS Group prepared the geo-environmental conclusions and recommendations for this report in a professional manner using
the degree of skill and care exercised for similar projects under similar conditions by reputable and competent environmental
consultants. The information contained in this report is based on the information that was made available to KGS Group during
the investigation and upon the services described, which were performed within the time and budgetary requirements of
[VRBP]. As this report is based on the available information, some of its conclusions could be different if the information upon
which it is based is determined to be false, inaccurate or contradicted by additional information. KGS Group makes no
representation concerning the legal significance of its findings or the value of the property investigated.
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1.0 INTRODUCTION

The purpose of this document is to provide the Rural Municipality of Corman Park (the RM) and the P4G
District Planning Commission with a Comprehensive Development Review report to support an application to
amend the land use designation and rezoning of 68.05 ha (168.15 acres) located within Parcels B & C of NE
14-36-06 W3M and Parcel A of NW 13-36-06-03 from Agricultural to Urban Commercial / Industrial land use
and an application to rezone the property from D-Agricultural (DAG 1 and DAG2) district to an Arterial
Commercial (DC2) district in the District Official Community Plan. The applications to amend the land use in
the Official Community Plan and to rezone the property from D-Agricultural (DAG 1 and DAG?2) district to an
Arterial Commercial (DC2) district to support a proposed multi-lot business and research park subdivision
known as the Valley Road Business Park (VRBP) are included as part of this submission. The conceptual site
plan to support the rezoning and land use amendment is included in Appendix A.

The proposed land use amendment and rezoning will support the donation of the VRBP land to the University
of Saskatchewan so that the university may hold this land in its endowment for future use, development,
and/or sale for development with proceeds to benefit the academic, research and student support mission of
the University of Saskatchewan. We believe this vision is in line with the objectives of the PAG Plan:

e Support and encourage regional economic prosperity and entrepreneurship;

e Support initiatives to strengthen and diversify the regional economic base;

e Support efforts by the P4G municipalities, First Nations and Métis communities and economic
development organizations in increasing economic opportunities in the region; and,

e Enhancing regional competitiveness.

This CDR report provides a conceptual site plan for the purpose of supporting the application and to provide
the necessary detail to demonstrate the feasibility the proposed redesignation and rezoning of the VRBP
property. As the plans are conceptual at this time, additional investigation and study to refine the site plan
towards future subdivision applications to be accompanied by servicing cost estimates. Redesignating and
rezoning the VRBP lands will be necessary to provide the certainty to the developer, prior to the additional
investigation, that the property has the necessary zoning and land use for an Urban Commercial purpose.

With the approval of the land use amendment and rezoning application, this donation of commercially zoned
land will contribute to the University of Saskatchewan’s $500 Million fundraising Campaign Be What the
World Needs - the largest Campaign in Saskatchewan history. The province of Saskatchewan, the City of
Saskatoon and many other local and Indigenous bodies stand with us in supporting the Campaign and are
eager for its successful completion in May of 2025.

1.1 Overview

Universities are one of the greatest sources of talent development, research, and entrepreneurship that are a
catalyst for economic development and prosperity in the regions they serve. Identified in the University of
Saskatchewan’s Vision 2057 “land is a critical resource to sustainable University success and growth.
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The location of this proposed business and research park has been chosen based on its proximity to the City
of Saskatoon and its compatibility with surrounding land uses. The strategic location of the subject property
is in close proximity to the University and makes use of the Valley Road Interchange and the City’s south
bridge. The subject property additionally provides the necessary land for expansion of the University of
Saskatchewan promoting talent development, research, and entrepreneurship as a catalyst for economic
development consistent with the Regional Plan. Moreover, the development of a business and research park
allows for the a transition from the heavy industrial uses of the City of Saskatoon’s Civic Operations Centre,
Snow Storage Facility, and Material Recovery Centre and provides an aesthetically pleasing transition from
rural to urban development.

The P4G plan objectives closely mirror the principles set out in the University of Saskatchewan’s Plan 2025:
sustainability, creativity, diversity, and connectivity. Also central to the University’s strategic plan is
integration and alignment with the Government of Saskatchewan’s Growth Plan 2030. The University of
Saskatchewan has witnessed an unprecedented period of growth, success and heightened pre-eminence as
one of Canada’s leading, research-intensive centers of learning and discovery.

This application to designate the VRBP lands as Urban Commercial/Industrial and rezone the property to an
Arterial Commercial (DC2) designation aligns with the Vision, Principles, and Strategic Direction set out in the
DOCP. It recognizes the vision of a vibrant, prosperous, and internationally competitive region through
expanding the university’s endowment lands. It recognizes the partnerships, sustainability, and opportunity
to provide a diverse, vibrant regional economy and a high quality of life.

2.0 INVENTORY AND ANALYSIS

2.1 Existing Land Use

The subject property is in the RM of Corman Park No. 344, comprised of 68.05 ha (168.15 acres), and within
the boundaries of the P4G District. The Valley Road Business Park property is in proximity (approximately
nine (9) kilometers) to the University and makes use of the Valley Road Interchange and the City’s south
bridge. This proximity to the main campus is an important consideration when selecting future university
land for use, development, or sale to further the mission of the university. The adjacent land uses within
approximately one mile (1.6 km) of the VRBP property consist of those illustrated in Figure 1 and identified in
Table 1.
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FIGURE 1: VRBP PROPERTY AND SURROUNDING LAND USE
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TABLE 1: ADJACENT LAND USE AND PROMIXITY TO VRBP

Description Distance
Residential Cedar Villa Estates ~0.8 km

Turf Tuff Adjacent to south
Commercial

Black Fox Distillery ~1.7 km

Richard St. Barbe Baker Afforestation Area ~0.6 km
Recreation or Conservation = Southwest Dog Park ~1.0 km

Chappell Marsh Conservation Area Adjacent to west

Saskatoon Civic Operations Centre Adjacent to north

Saskatoon Snow Management Facility Adjacent to north
Industrial

Saskatoon Material Recovery Centre ~0.8 km

SaskPower land Adjacent to east
Landfill Saskatoon Landfill ~1.3 km
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The site is currently undeveloped and used for purposes within the existing agricultural zoning and land use
including the cultivation of hay crops. Further developing and intensifying agricultural operations under
existing zoning on the VRBP site would create land-use conflicts with the surrounding country residential land
uses and recreational lands (Richard St. Barbe Baker Afforestation, and dog park) to the north of the
property.

A survey of the existing parcel topography was completed by Geoverra on July 6™, 2023. The survey
demonstrated the existing topographic survey data, NE Section 14-36-06-W3M Parcel C exhibits a natural
drainage inclination from east to west leading towards the natural occurring wetland known as "Chappell
Marsh." Understanding and respecting the existing drainage patterns is crucial to maintaining the ecological
balance of the area and ensuring responsible development practices. Future development of the site
represents an opportunity to integrate natural features into development consistent with the direction
within the DOCP. Furthermore, consideration towards the use of constructed wetlands allows the
opportunity to improve the water quality of run-off and habitat condition currently associated with
sedimentation from agricultural land uses reaching the marsh.

Maintaining the existing agricultural land use and zoning results in the fragmentation of agricultural land
which is discouraged in the P4G DOCP. Based on the 2021 Census of Agriculture, the average farm size in
Saskatchewan is 1,766 acres in comparison to the 168 acres of agricultural land at the Valley Road Business
Park site. Without opportunities for land expansion for agricultural purposes due to the surrounding land
uses, this results in the fragmentation of agricultural land contrary to the objectives of the PAG DOCP. As a
result, maintaining the agricultural land use of the VRBP lands is contrary to intentions of the DOCP as the
lands are not suitable for intensifying agricultural operations.

However, aligning with land use objectives outlined in Section 10.2 of the DOCP, establishing an Urban
Commercial/Industrial land use as proposed for the subject property minimizes land use conflicts, provides a
logical buffer between country residential development and the industrial land uses located at the Saskatoon
Civic Operations Centre and the recent Material Recycling Centre and Landfill, and supports complete,
innovative and context-appropriate communities with diverse opportunities for living and working through a
compatible mix of land uses.
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2.2 Proposed Land Use and Rationale

The VRBP site is proposed to be designated from Agricultural to Urban Commercial / Industrial, and rezoned
from Agricultural to Arterial Commercial (DC2). The proposed amendment to the DOCP land use designation
and rezoning represents a logical and compatible land use including allowing for a transition from country
residential to industrial.

The compatibility and logical transition of the proposed land use for the VRBP site is demonstrated through
the use of urban design principles such as the rural-to-urban transect. This transect promotes the
understanding of the relationships between the built environment and natural environment and encourages
compatible development patterns. An example of the development pattern that would result from the land
use designation and zoning is illustrated in Figure 2.

FIGURE 2: RURAL TO URBAN LAND USE TRANSITION

Chappell Marsh Cedar Villa VRBP — Business / City of Saskatoon Civic Operations

RSBBA RM of Corman park | Research Park Centre

Snow Management

Southwest Dog Park Valley Road District
Facility

Material Recovery
Centre

Landfill
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Further examples of where a similar transect is applied to residential, recreational, and commercial land uses
in close proximity to each other are demonstrated through the following examples:

e Rosewood Neighbourhood — Hyde Park / Lakewood Suburban Centre
e University Heights — University Heights Suburban Centre / Forest Park connecting to Forestry Farm
e Preston Crossing / Sutherland Off-leash Recreation Area

Additionally, the proximity of the Chappell Marsh and the Richard St. Barbe Baker Afforestation Area to the
VRBP property provides the opportunity for the “integration and complement of natural features and
landscapes including the incorporation of natural vegetation and conserved wetlands” in an aesthetically
pleasing environment that works towards addressing climate resiliency specified in the P4G DOCP?.

Furthermore, minimal employment opportunities exist in the south-west area of the P4G area contrary to the
policy of equitable distribution of employment to encourage job growth in the P4G municipalities. The P4G
Land Use map indicates that urban commercial and industrial areas are planned for the lands north and
north-west of the city centre, and lands to the north-east to south east as predominantly urban residential;
however, employment opportunities in the southwest portion of the P4G plan remain limited.

Recent recommendations to City of Saskatoon from city administration to propose a zoning bylaw
amendment to permit ‘as-of-right’ development for up to four residential units on a property in a residential
zoning district, and permitting four storey multiple-unit development within 800 metres of the bus rapid
transit system corridors can be expected to increase housing densities and promote population growth
beyond what was envisioned at the time of the initial development of the P4G plan. This additional housing
development and potential population growth will require additional employment lands to be incorporated
in the P4G plan and impact the population growth patterns originally contemplated in the plan.

This proposed amendment to the PAG Regional Plan through the VRBP proposal represents 168 acres of
Urban Commercial / Industrial land use that was not previously considered in the creation of the P4G land
use map; however, the anticipated impact of removing 68.1 hectares (168 acres) of fragmented agricultural
land from the land use to allow for an Urban Commercial / Industrial land use is considered minimal due to
the vast agricultural zoning otherwise contemplated in the Regional Plan and the surrounding area.

Significant changes to the P4G land use map have occurred since 2017 that include the removal of
agricultural land in the north-east and south-east sections of the land use map. Furthermore, in 2018 the land
use of Urban Commercial / Industrial of SW 16-38-05 W3M was changed to Regional Infrastructure to
support the Loraas Nutrient Recycling Facility. Based on a similar land area, the VRBP proposal does not
create additional Urban Commercial / Industrial lands instead replaces the land area taken by Regional
Infrastructure and provides for an equitable distribution of commercial / industrial land in the south-west
area of the P4G region.

1 P4G District Official Community Plan Section 6.3.6
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This report will outline the preferred servicing considerations based on the accessibility and availability of
services and utilities to support the proposed business / research park. While it is noted that there are
constraints on municipal servicing from the City of Saskatoon in the south areas of the P4G map, it is also
noted that lands designated as urban commercial / industrial, specifically in the area between the City of
Saskatoon and the City of Martensville, have been adopted despite infrastructure servicing constraints
existing across the P4G area related to the timing and extension of servicing to support the same land use as
proposed for the VRBP site.

The servicing strategy presented further in this report demonstrates how the site can be serviced with or
without a connection to the City of Saskatoon. Examples of existing and planned development without
connecting to the City of Saskatoon in the south area of the P4G map include:

e Greenbyre Golf and Country Club
e Grasswood Junction (Des Nedhe Group and EPCOR Utilities) — Water Treatment Facility and associated
infrastructure

3.0 POLICY CONTEXT

3.1 University of Saskatchewan and City of Saskatoon Memorandum of
Understanding

The memorandum of understanding (MOU) signed between the university and City of Saskatoon in 2018 to
address issues that include urban planning, land development, reconciliation, transit and research
collaborations. This was seen as a “new approach of intentional collaboration and problem-solving to create
the best results our community”. It is anticipated that this MOU will provide a framework for the VRBP lands,
once donated to the University of Saskatchewan, to establish both interim servicing strategies to support
development in a phased manner and consider the ultimate servicing strategy to provide an urban-level of
service for the development on a long-term basis.

3.2 Policy Overview

As noted in the P4G District Official Community Plan (DOCP) Section 31.3.1 “amendments to this Plan may be
considered to ensure the region remains flexible, diversified and globally competitive, and evolves with a
changing environment, based on rationale including new information not considered during the development
of the Plan or a change in the planning context”, and further to this in the previous section - Section 31.2
references the importance of providing opportunities for stakeholders and rightsholders to be engaged in
regional decision-making to ensure that the Plan is updated and amended as necessary to adapt to changes
in regional needs and contexts.

Currently, the VRBP site is zoned for agricultural uses (DAG1 & DAG2). This zoning is not only preventing the
highest and best use of the property but moreover is counter to the policies and objectives of the P4G District
Official Community Plan in the following respects:

KG S Valley Road Business Park 7
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Section 4.3.3 — Distribution of Employment. Minimal employment opportunities exist in the south-west
area of the P4G area contrary to the policy of equitable distribution of employment to encourage job
growth in the P4G municipalities. P4G Land Use map indicates that urban commercial and industrial
areas are planned for the lands north and north-west of the city centre, and lands to the north-east to
southeast as predominantly urban residential.

Recent recommendations to City of Saskatoon administration to propose a zoning bylaw amendment to
permit ‘as-of-right’ development for up to four residential units on a property in a residential zoning
district, and permitting four storey multiple-unit development within 800 metres of the bus rapid transit
system corridors can be expected to increase housing densities and promote population growth beyond
what was envisioned at the time of the initial development of the P4G plan and the basis for the
allocation of land uses within the P4G plan. This is a major change to the direction of the P4G plan and
provides the basis to reassess the allocation of land uses in the region.

Furthermore, in 2018 the land use of Urban Commercial / Industrial of SW 16-38-05 W3M was changed
to Regional Infrastructure to support the Loraas Nutrient Recycling Facility. Based on a similar land area,
the VRBP proposal does not create additional Urban Commercial / Industrial lands instead replaces the
land area taken by Regional Infrastructure and provides for an equitable distribution of commercial /
industrial land in the south-west area of the P4G region.

Section 11.2 — Promote agricultural innovation, conservation, and value-added industries. Intensifying
agricultural operations on the VRBP lands would create land-use conflicts with the surrounding country
residential land uses. Maintaining the agricultural land use of the VRBP property is contrary to intentions
of the DOCP as the lands are not suitable for intensifying agricultural operations.

Whereas, aligning with land use objectives outlined in Section 10.2, establishing an Urban
Commercial/Industrial land use as proposed for the subject property provides a logical buffer between
country residential development and the industrial land uses located at the Saskatoon Civic Operations
Centre and the recent Material Recycling Centre and Landfill.

Section 11.3.1 — Fragmentation of agricultural land for uses other than intensive agricultural
operations is discouraged. Limited land expansion opportunities for agricultural purposes resulting in
the fragmentation of agricultural land. Based on the 2021 Census of Agriculture, the average farm size in
Saskatchewan is 1,766 acres in comparison to the 168 acres of agricultural land at the Valley Road
Business Park site. Addressing Section 31.3.3, the proposed amendment to the Regional Plan through
the VRBP proposal represents 168 acres of Urban Commercial / Industrial land use that was not
previously considered in the creation of the P4G land use map. The anticipated impact of removing 68.1
hectares (168 acres) of fragmented agricultural land from the land use to allow for an Urban Commercial
/ Industrial land use is considered minimal due to the vast agricultural zoning otherwise contemplated in
the Regional Plan.

The rezoning and land use amendment for the VRBP site aligns with the Vision, Principles, and Strategic
Direction set out in the DOCP. It recognizes the vision of a vibrant, prosperous, and internationally
competitive region through expanding the university’s endowment lands. It recognizes partnerships,
sustainability, and opportunity to provide a diverse, vibrant regional economy and a high quality of life.

KG S Valley Road Business Park
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POLICY CONTEXT

The following sections address the specific policies of both the P4G District Official Community Plan and P4G

Zoning Bylaw.

3.3 P4G District Official Community Plan

The DOCP contains policies intended to guide land use, development and infrastructure services in this area
of the RM. The following sections of the DOCP are anticipated to have the greatest influence on the form,
intensity and configuration of development within the plan area.

Policy

Section

43.2

6.3.1

6.3.4

6.3.5

6.3.6

KGS

GROUP

TABLE 2: P4G DOCP POLICY REVIEW AND RESPONSE

Business Retention,
Expansion and Attraction

Identification of significant
Natural and Heritage
Resources.

Habitat Conservation Ref:
The Wildlife Act, 1998.

Impacts to Natural and
Heritage Resources.

Integration of Natural
Features

Valley Road Business Park

CDR Response

The proposed rezoning and land use amendment is required to
support the unprecedented period of growth, success, and
heightened pre-eminence of the University of Saskatchewan as
one of Canada’s leading, research-intensive centers of learning
and discovery. This proposal allows for the opportunity to
attract, retain and promote investment that is beneficial for the
region.

The Developers’ Online Heritage Screening Tool results were
referred to the Heritage and Conservation Branch
(HCB)regarding heritage sensitive and conditionally sensitive
quarter-sections. The referral letter to HCB and response are
included in Appendix D.

The proposed rezoning and land use amendment acknowledges
and respects this Act and all its facets.

Areas of natural and heritage significance such as the been
identified by the appropriate provincial authority. Refer to the
appendices for the supporting documentation.

The conceptual site plan contemplates the integration of the
Chappell Marsh as a natural feature and part of the overall
stormwater management strategy for the VRBP site. This
integration has the opportunity to alleviate water level
challenges, address sediment transport and improve water
quality. This CDR contemplates the use of constructed wetlands
to effectively control run-off rates as part of integrating into the
natural areas.
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6.3.8

6.3.9

8.3.1

8.3.2

8.3.3&
8.3.4

835&
8.3.6

KGS

GROUP

Coordination with the
Province

Designating Environmental
Reserve.

Source Water Protection
(SWP).

Runoff from Site
Development

Regional Wetlands
Inventory & Regional
Wetlands Policy

Wetlands Protection and
Development & Least
Disturbance to Wetlands

Valley Road Business Park

POLICY CONTEXT

Provincial agencies have been contacted regarding the proposed
rezoning and land use amendment. Refer to Section 7.

Future subdivision planning to consider designation of ecological
and heritage sensitive areas on the west portion of the subject
property immediately adjacent to the Chappell Marsh to be
designated as Environmental Reserve. This area will be
determined and refined based on investigation and study after
approval of rezoning and land use amendment.

Future development will 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 systems in the area. The WSA has provided comments
and will be further consulted.

Under the existing land use as agriculture, sediment transport of
soils during heavy precipitation events into the Chappell Marsh
may be occurring. The use of constructed wetlands will be
further explored to address run off from site development.
Runoff will be directed to a retention pond or similar feature to
address sediment and pollutants inputs into surface water and
wetlands.

Further design will be addressed through additional subdivision
planning following the rezoning and land use amendment.

The Water Security Agency (WSA) has been contacted regarding
this proposed rezoning. They have commented that any infilling
of wetlands, or the diversion of water would be considered
drainage, and as such, a drainage approval from Water Security
Agency would be required.

The Chappell Marsh is directly adjacent to the subject property
and is considered as part of the Green Network Study Area. At
time of subdivision, Lots adjacent to the Chappell Marsh shall be
developed in accordance with the Regional Wetlands Policy.

The intent of future subdivision and development design will
ensure the least possible disturbance and alteration of retained
wetlands. At time of subdivision and development, protection of
wetlands will be addressed through separate applications.

10
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8.3.8 Wetland and Riparian
Buffers.

PART 3- LAND USE

10.3.1 Land Use Compatibility

10.3.3 Future Urban Growth
Areas

11.0 Agriculture

11.3.1 Fragmentation of
Agricultural Land.

Valley Road Business Park

KGS

POLICY CONTEXT

As shown on the site concept plan, a 30 m buffer from the
Chappell Mash has been integrated into the site plan layout. This
maintains and improves water quality, minimizes disturbance to
native vegetation, and provides habitat for wildlife.

Development within this buffer would be prohibited and native
vegetation within it will be preserved. Refining the wetland and
riparian buffer area may require a wetland survey to delineate
the wetland area and identify the appropriate mitigation
strategies at the time of subdivision planning.

The proposed DOCP land use amendment and rezoning is
compatible and complementary to the adjacent land uses. The
phased development approach accounts for the change in land
use overtime. However, at the same time, seamlessly integrates
into the surroundings. As demonstrated in Section 2.2 and
Figure 2 of this report future development is proposed to
enhance the area overall.

The subject property is within the P4G District boundary;
however, not identified as a future urban growth area for
population growth to 700,000 or 1,000,000.

Changes to residential zoning in the City of Saskatoon are
expected to impact the population growth patterns for the P4G
region and provide the basis for assessing the opportunity to
provide additional employment lands in the south-east area of
the district.

Limited land expansion opportunities exist for the current
agricultural purposes resulting in the fragmentation of
agricultural land.

Based on the 2021 Census of Agriculture, the average farm size
in Saskatchewan is 1,766 acres in comparison to the 168 acres of
agricultural land at the Valley Road Business Park site.

Maintaining the agricultural land use of the VRBP lands is
contrary to intentions of the DOCP as the lands are not suitable
for intensifying agricultural operations.

11
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15.0 Future Urban Growth Areas

15.3.3 Intended Uses in Future
Urban Growth Areas

15.3.5 Development Standards
for Intended Uses

15.3.25 Detailed Planning for Multi

Parcel Interim Commercial
and Industrial
Development:

17.0 Green Network Study Area

17.3.8 Habitat Corridors

17.3.9 Passive Recreation

Opportunities

23.0 Servicing

Connections to Municipal

24.3.4 )
Potable Water Lines

Valley Road Business Park

KGS

GROUP

POLICY CONTEXT

The proposed land uses are not currently accommodated by the
current policy designation identified in the P4G land use map;
however, as shown on the site concept plan provided and herein
this CDR, the proposed amendment and rezoning compliments
the surrounding land uses and long-term vision of the District.

The proposed development will be consistent with the relevant
municipal standards and direction of P4G DOCP. Detailed
planning and design will be completed in future subdivision
planning. Conceptual servicing strategies to demonstrate the
serviceability of the site have been provided to support the initial
rezoning and land use amendment.

The proposed development will be consistent with the standards
of rural-urban fringe development and direction of P4G DOCP.
Detailed planning and design will be completed in future
subdivision planning. Conceptual servicing strategies to
demonstrate the serviceability of the site have been provided to
support the initial rezoning and land use amendment.

Future development adjacent to the bed, bank or boundary of
Chappel Marsh wetland and any work activities that will alter any
terrain or vegetation (within those areas) will require an Aquatic
Habitat Protection Permit from the Water Security Agency prior
to conducting any work. As per section 38(4) (a) (b) and (c) of The
Environmental Management and Protection Act, 2010 and
section (6)1 of The Environmental Management and Protection
(General) Regulations.

At the time of subdivision planning, connections to the
southwest dog park and the Richard St. Barbe Baker
Afforestation Area from the VRBP site may be considered to
expand the passive recreation opportunities in the area.

The WSA has commented that, unless to obtain from the City of
Saskatoon, the only potable water source in that area is a raw

12
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25.3.5,
25.3.6,
25.3.7

26.3.2

26.3.3

27.3.3

2734

27.3.5

KGS

GROUP

Septic Utilities,
Wastewater Flow
Management, Innovation
in Septic Treatment
Encouraged

Drainage Plans

Existing Watercourses and
Wetlands

Roadway Access

Minimize New Roadway
Construction

Access Requirements for
Developments

Valley Road Business Park

POLICY CONTEXT

(non-potable) water pipeline from SaskWater. This would mean
either having holding tanks to haul in potable water from an
outside source or constructing a water treatment plant. Any
construction of a waterworks system would require approval
(Permit to Construct) from WSA and, depending on what is
constructed for a system, may require a Permit to Operate as
well. The servicing strategy, Section 5, addresses the servicing
options in more detail.

At time of subdivision and development, Septic Utilities,
Wastewater Flow Management, and Septic Treatment will be
addressed through separate applications. The developer may
explore modular on-site treatment technologies that would be
required to meet regulatory requirements.

Development will be designed and constructed to mitigate on
and off-site impacts. Conceptual stormwater management
strategies are discussed in this report that will be further detailed
and refined during subdivision planning.

The site concept plan proposes site setbacks that meet the 30m
setback distance required from the Chappell Marsh Area. Inflows
will be managed to reduce peak flows and minimize pollutant
and sediment loading.

The site concept plan identifies an access point off of Cedar Villa
Road, and a paved structural primary road to access the site from
Valley Road.

There is a paved structural primary road to access the site from
Valley Road, also future development will have access to an
internal right-of-way off of an existing road (Cedar Villa Road.).

Commercial, recreational, and institutional developments shall
have year-round, legal, all weather physical access to a
municipally maintained roadway.

Future development will have access to an internal right-of-way
off of an existing road (Cedar Villa Road.). This road can
accommodate the proposed uses.

13

Rezoning and Land Use Amendment Comprehensive Development Review Report | Final



KGS: 23-4236-001 | May 2024 POLICY CONTEXT

There is a paved structural primary road to access the site from
27.3.6 Safe Access and Egress Valley Road and a point of access to the subject property from an
existing right-of-way (Cedar Villa Road.)

o Engagement for Significant  Refer to Section 7 of this report for all public engagement
o Development activities and summary of consultation.

3.4 PAG Zoning Bylaw

The PAG Zoning Bylaw contains policies intended to guide land use, development, and infrastructure services
in this area of the RM. The following sections of the Zoning Bylaw are anticipated to have the greatest
influence on the form, intensity, and configuration of development within the plan area.

TABLE 3: P4G ZONING BYLAW REVIEW AND RESPONSE

Policy

. CDR Response
Section

. This CDR is in support of a Land Use Amendment to the DOCP
Comprehensive Development ) )
2.8.1 and a rezoning of the subject property and addresses the

Review . . -
requirements identified.

Public Engagement Required Refer to Section 7 of this report for all public engagement

2.8.2 .
for a CDR activities.

This CDR supports a ZBL amendment to change the land use
from agricultural to urban commercial through the rezoning
of an DAG1 parcel to urban commercial DC2.

2.20.3  Zoning Bylaw (ZBL) Amendment ' The proposed change of land use and rezoning has been
made by application on the prescribed form. Rationale and
supporting documentation for the proposed change of use
and rezoning have been included.

This application to rezone and amend the land use
designation does not include the subdivision of land at this
time.

2.23.1  Servicing Agreements The site plan provided in report is conceptual to demonstrate
the feasibility of rezoning and land use amendment. Servicing
agreements would be addressed at the time of subdivision
application.
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3.5.1

3.8

3.10.1

3.11.1

3.11.6

KGS

GROUP

Contaminated Lands

Design Standards- Commercial
Development

Drainage

Environmental Features

Development enabled within

the Green Network Study Area.

Valley Road Business Park

POLICY CONTEXT

The subject property is not known to have any contaminated
soils. A Phase Il will be required in the south portion of the
bluff / treed area on Parcel A where approximately twenty
(20) empty 20 L steel pails were found to determine if the site
has been adversely impacted by the releases (if any) of
chemicals such as hydrocarbons. At the time of subdivision
and development the developer will submit professional
engineering and geotechnical studies, environmental
assessments, water reports and soils analysis as part of an
application. Refer to the Phase | ESA in Appendix B.

At the development permit application stage, site plans will
be submitted to the RM for all proposed buildings. Plans
would be submitted by individual lot owners to demonstrate
solutions to various requirements regarding: building
dimension size, landscaping plan, storage, screening, parking,
and lighting.

The drainage plan concept to accommodate water runoff for
a 1:100 year storm event and effectively controlling the
pre/post runoff rate is included in this report. Additional
investigation to delineate the wetland boundary and design
considerations of incorporating constructed wetlands will be
completed during subdivision design.

The concept plan indicates property setbacks greater than
30m from the top of the Chappell Marsh banks.

The Water Security Agency (WSA) has reviewed this quarter
section and screened it for historic projects. There are no
historic water projects or complaints which would be
impacted by this development. Other comments from the
WSA include:

J Chappell Marsh Conservation Area is situated
adjacent to this land on the NW 14-36-6 W3. WSA
recommends that reaching out to Ducks Unlimited Canada for
further review.

o Future development within/near the bed, bank or
boundary of Chappel Marsh wetland any work activities that
will alter any terrain or vegetation (within those areas) will
require an Aquatic Habitat Protection Permit from the Water
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3.22

3.22.6,
3.22.7

3.28.1

3.30.1

3.304

3.30.5

3.311,
3.31.2,
3.313

KGS

GROUP

Public Roadways

Public Roadways

Utility Services

Wastewater Treatment
Systems

Wastewater Treatment
Systems

Water Supply

Valley Road Business Park

POLICY CONTEXT

Security Agency prior to conducting any work as per section
38(4) (a) (b) and (c) of The Environmental Management and
Protection Act, 2010 and section (6)1 of The Environmental
Management and Protection (General) Regulations.

The proposed internal right of way will be developed per
municipal standards and will be confirmed at the time of
development via a Development Permit application. Future
developments will have access to a paved internal public right
of way.

A traffic impact assessment has been completed for the site
concept plan (see Appendix C).

The proposed development meets all municipal and
provincial regulations respecting access to and from
provincial highways and municipal roads. The Ministry of
Highways (MH) has commented that since this development
will be impacting a municipal road and will be accessed
mainly by Circle drive, MH will not require a traffic impact
assessment. Future development will comply with all
provincial regulations respecting access to and the location of
buildings or structure on the site, to be confirmed at the
Development Permit application stage.

Local utility providers have confirmed that servicing each of
the 24 lots is possible. Any costs to upgrade or connect
services will be born by the developer.

The wastewater servicing strategy is included in this report.
At the time of subdivision, the sewage works collection
system with a form of final disposal; or on-site treatment
systems which would have to have approval from the
Saskatchewan Health Authority.

On-site treatment systems will be required to obtain approval
from the Saskatchewan Health Authority prior to operations.

There is a SaskWater raw water line located at the south
boundary of the VRBP site. Should municipal water from the
City of Saskatoon not be possible, future development may
access the SaskWater line for the provision of potable water.
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Additionally, water haulers in the area have provided
confirmation to provide water to the site.

The purpose of the DC2 District is to accommodate a diverse
range of commercial activities serving the traveling public and
the local populations, displaying a high standard of
appearance and along major transportation corridors.

6.11/ D-Arterial Commercial 2 District  The rezoning supports this land use designation as it is
6.11.1 (DC2) located on a significant transportation corridor serving local
and regional populations.

Following rezoning process, development is to occur in a
phased approach, creating a consistent and reinforced
development pattern.

Site Area — the area of the smallest site is 0.70ha (1.72ac),

which exceeds the minimum site area of 0.2 ha (0.5 ac).
6.11.5  Site Development Regulations
Site Frontage — All proposed lots exceed the minimum site

frontage of 30 m (98.4 ft).

4.0 DEVELOPMENT CONTEXT

4.1 Land Use Context

The location of this proposed business and research park has been chosen based on its proximity to the City
of Saskatoon and its compatibility with surrounding land uses. The strategic location of the subject property
is in close proximity to the University and makes use of the Valley Road Interchange and the City’s south
bridge. The subject property additionally provides the necessary land for expansion of the University of
Saskatchewan promoting talent development, research, and entrepreneurship as a catalyst for economic
development consistent with the Regional Plan. Moreover, the development of a business and research park
allows for the logical extension of infrastructure servicing to surrounding development and a transition from
the industrial uses of the City of Saskatoon’s Civic Operations Centre, Snow Storage Facility, and Material
Recovery Centre.

4.2 Physical Conditions

The land is relatively flat and slopes naturally west towards the Chappell Marsh. A portion of NE-14-36-03
W3M comprised of 3.13 ha is within the Green Network Area (GNSA) defined in the PAG DOCP. A review of
the available imagery identified nine (9) wetlands in the project development area (PDA), occupying a total
area of 5.27 ha identified in Table 4.
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One Class V (permanent) wetland, a part of Chappell Marsh, accounts for the largest proportion of wetland
area. The Chappell Marsh Conservation Area is located along the western boundary of the PDA, in a quarter
section with an easement under the Saskatchewan Conservation Easement Act, managed by Ducks Unlimited

Canada.
TABLE 4: WETLAND CLASSIFICATIONS IN PLAN AREA
Wetland Classes No. of Wetlands Area (ha) % of Wetland Area
Class Il (Temporary) 7 1.79 34.00
Class lll (Seasonal) 1 0.35 6.65
Class V (Permanent) 1 3.13 59.35
Total 9 5.27

All wetlands within the finalized PDA will require field verification of wetland class, boundary, and function. It
was noted, through aerial imagery, that the Chappell Marsh was confirmed to have completely dried in 2022.

Further investigation through a Phase Il ESA is required to determine if the site has been adversely impacted
by releases (if any) of chemicals such as petroleum hydrocarbons associated with a pile of at least twenty (20)
empty 20 L steel pails in the south portion of the bluff / treed area on Parcel A.

High-tension transmission lines with the potential to generate significant electromagnetic fields (EMFs) run
along the northeast portion of the site. Electrical current flows (e.g., in power lines and cables, wiring,
electrical appliances, etc.) inducing EMFs. Although questions have been raised to whether or not exposure
to EMFs can lead to adverse health effects, no scientific evidence exists to support these claims (Health
Canada, 2023). SaskPower recommends that buildings be located at least 15 m from overhead power lines
(Saskpower, 2023).

KGS Group has reviewed the subsurface investigation report, Appendix E, completed by P. Machibroda
Engineering Ltd. titled “Subsurface Soil Investigation, Valley Road Parcels Band C, Plan 1023271622 Ext 0, RM
of Corman Park No. 344, Saskatchewan, PMEL Project No. 20269” dated May 17, 2023. The geotechnical
investigation by P. Machibroda Engineering Ltd. included three (3) test holes to a depth of 9.0 m below grade
surface (BGS). One (1) test hole was drilled at each of the southeast, northeast and northwest corners of the
site.

The subsurface conditions at the site, as observed from the provided test hole, consist of a layer of the
following:

e Topsoil — Consisting clayey organic material containing varying amounts of silt and sand. The topsoil was
observed at the surface of all three (3) test holes, ranging in thickness from 0.2 to 1.0 m.

e Sand and Silt - Sand and silt was observed in all three (3) test holes. At the southeast corner, the sand
and silt layer was observed below a 0.7 m thick clay layer; at the northwest corner the sand and silt was
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observed interbedded with the clay; and at the northeast corner the sand and silt was observed below
the topsoil and extended the full depth explored of 9.0 m BGS.

e Clay - Observed below the topsoil at the southeast and northwest corners of the site. The clay in the
southeast test hole extended to a depth of 1.5 m BGS and then occurred in seams ranging from 0.2 to
0.7 m thick within the sand and silt. The clay in the northwest test hole extended the full depth explored
and had interbedded sand and silt. The silt layers varied in thickness from 0.3 to 1.0 m.

Groundwater monitoring wells were installed at the northwest and northeast corners. Groundwater levels
were measure to ranging from 4.3 to 5.7 m BGS. Groundwater will fluctuate with seasonal changes and
precipitation events.

Based on the data available, limited to the locations of the provided test hole logs, the observed sand and silt
soil can be expected to be water bearing and will present challenges with sloughing and stability of
temporary excavations during construction. Water bearing cohesionless soil is generally not considered
suitable for construction of drilled cast-in-place piles. Groundwater inflows and sloughing will occur when
advancing excavations or drilled pile shafts through the sand and silt layer. The clay soil may be susceptible to
shirk/swelling from changes in moisture content.

KGS Group recommends that a geotechnical investigation and assessment be completed to review the
subsurface and groundwater conditions across the planned development area consistent with the process of
advancing a conceptual subdivision plan and high level cost estimate for the development.. An additional and
more thorough investigation will serve to provide the following:

e Confirm topsoil thicknesses across the site for estimating purposes;

e Discussion of subgrade conditions and subgrade preparation recommendations for pavement
structures;

e Suitability of on-site soils for reuse site grading fill and/or backfill;

e Discussion on subsurface conditions and potential constructability issues associated with installation of
underground utilities; and

e Discussion of suitable foundation options for development for planning purposes.

The recommended geotechnical investigation and assessment for the proposed development will not include
foundation recommendations or design parameters. Separate, lot and structure specific geotechnical
engineering assessments should be completed for the design and construction of the proposed
developments.

4.3 Wildlife and Wildlife Habitat

KGS Group reviewed publicly available digital and hardcopy resources to determine potential existing
condition for environmental and heritage resources at the VRBP site. Each technical discipline considered the
proposed project components to determine potential interactions with the environment. The result of the
study is included in Appendix D.
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4.4 Fish and Fish Habitat

The proposed project footprint overlaps a portion of Chappell Marsh and is transected by an unnamed
tributary of the South Saskatchewan River. The tributary has connectivity when water levels are high (flood
level) during spring freshet and is considered fish bearing by Department of Fisheries and Oceans (DFO).

The tributary flows from Chappell Marsh, a wetland complex that intersects the plan area, to the South
Saskatchewan River through several smaller wetland complexes. During times of high-water, fish can swim
upstream and access Chappell Marsh and the tributary. However, through aerial imagery, Chappell Marsh
was confirmed to have completely dried in 2022. Due to the intermittent connectivity of the unnamed
tributary with the South Saskatchewan River, any number of the 38 species identified in the South
Saskatchewan River could potentially travel through the tributary flows to the South Saskatchewan River.

4.5 Heritage Resources

A KGS Group archaeologist performed a screening of the PDA on October 10, 2023, for heritage sensitive
lands, using the Developers’ Online Heritage Screening Tool. The Heritage Sensitivity Screening Report is
provided in Appendix D.

The Heritage Sensitivity Screening Report identified NW-13-36-06-3 as heritage sensitive and SE-14-36-06-3
as conditionally heritage sensitive. Conditionally sensitive quarter-sections are subject to the condition that if
any proposed Project activities will impact land that has not been previously disturbed (examples of previous
disturbances include cultivation, roads, railways, residential developments, pipelines, utilities, gravel pits,
facilities, etc.), a formal Heritage Referral Letter to the HCB will be required. Since the Project is on both
heritage sensitive and conditionally sensitive quarter-sections, development does not have heritage
clearance to proceed and submission of a formal Heritage Referral Letter to the HCB is required.

According to the HCB Heritage Site Inventory, as of November 2023 there are no archaeological sites in direct
conflict with the proposed development. Three archaeological sites are located within 1 km (Table 2). In
addition, numerous archaeological sites have been recorded along the South Saskatchewan River, located 1.4
km to the southeast. Most of the anticipated project area is in disturbed terrain within cultivation. However,
some green space exists that may contain native vegetation and undisturbed native terrain. The area also has
the potential to contain cultural material relating to historic homesteading. Known archaeological sites within
one (1) kilometer of the VRBP are included in Table 5.

TABLE 5: KNOWN ARCHAEOLOGICAL SITES IN SURROUNDING AREA

Borden Site Name Site Type Affiliation Distance

FaNg-21 Site Q Pre-Contact Artifact Oxbow 400 m to South
FaNg-39 Glow Site Il Pre-Contact Artifact Scatter Oxbow 1 km to Southeast
FaNg-24 N/A Pre-Contact Artifact Find Unidentified 1 km to East
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The response to the HCB referral confirmed that there are no known heritage sites located in direct conflict
with the proposed business park. Although portions of the development area have been previously impacted
by cultivation, there does appear to be an intact glacial spillway valley adjacent to seasonal water sources in
NE 14 and a potential historic farmyard in NW 13. This area is also located on a terrace of the South
Saskatchewan River which could contain deeply buried archaeological sites. This type of terrain has a
moderate to high potential to contain intact heritage resources.

HCB indicated that an HRIA is required prior to further work in Parcel A in NW 13-36-06 W3M, and in NE-14-
36-06 W3M around and adjacent to Chappell Marsh in the former glacial spillway in Phase 2 and the
Intended Undeveloped Area. There are no further heritage concerns with Phase 1 and Phase 3 in NE 14-36-06
W3M currently as illustrated in Figure 3.

FIGURE 3: RURAL TO URBAN LAND USE TRANSITION

Valley Road Business Park

Parcel A

Intended

Undeveloped

Phase 2 Phase 1

5.0 CONCEPTUAL SERVICING

The conceptual servicing strategy outlined in the following sections is based on the site concept plan found in
Appendix A. The conceptual servicing strategy is intended to demonstrate the serviceability of the VRBP site

to support the proposed rezoning and land use amendment. Further investigation and subdivision design will
be required following the approval of the rezoning and land use amendment requested.
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The MOU signed between the university and City of Saskatoon is anticipated to provide the framework for
the VRBP lands, once donated to the University of Saskatchewan, to establish both interim servicing
strategies to support development in a phased manner and consider the ultimate servicing strategy to
provide an urban-level of service for the development on a long-term basis.

5.1 Roadways

The VRBP property is located approximately nine kilometers from the University of Saskatchewan and makes
use of the Valley Road Interchange and the City’s south bridge. Valley Road (Highway 762) is a paved, two-
lane, undivided highway with a posted speed limit of 60 km/h, to the east of the Cedar Villa Access Road, and
increases to 90 km/h adjacent to the proposed development site. The roadway converts into a four-lane,
divided road approximately 1.3 km before its termination at the Circle Drive interchange. The two existing
study intersections along Valley Road have the following characteristics:

e East Access Road (Landfill Access Road) Intersection — is a four-legged intersection with traffic signals
providing access to the Saskatoon Civic Operations Centre to the north and Saskatoon Regional Waste
Management Centre and the Queen Elizabeth Power Station to the south. Valley Road has dedicated
right- and left-turn lanes in the eastbound and westbound directions. The northbound and southbound
approaches have channelized right-turn lanes. The intersection is served by corridor lighting along
Valley Road and streetlights on East Access Road.

e Cedar Villa Access Road (Township Road 362A) — is a stop-controlled T-intersection which provides
access to Cedar Villa Estates. There are no turning lanes at this intersection. Overhead streetlights are
installed near the road but are located within the Civic Operations Centre site. There is no delineation
lighting or area lighting at the Valley Road and Cedar Villas Access Road intersection itself.

The proposed site plan shows a connecting north-south access road that runs parallel along Valley Road and
provides secondary access to the business park via Cedar Villa Access Road to the north. The traffic impact
assessment noted the following:

e At full build-out, the Valley Road and Landfill Access Road intersection is anticipated to operate at a
LOS B during the morning and afternoon peak hours. However, the northbound and southbound
through approaches will experience increased delay (LOS C) during the peak hour with existing
intersection geometry and signal timing.

e At full build-out, the Valley Road and Cedar Villa Access Road intersection is anticipated to operate at a
LOS A overall during both the morning and afternoon peak hours. However, the southbound left-turn
movement will experience delays operating at a LOS E during the afternoon peak hour.

e The two proposed accesses to the business park (North Access and South Access) are anticipated to
operate at a LOS A during both the morning and afternoon peak hours.

e The two proposed approaches for Parcel A and Lot 1 access are anticipated to operate at a LOS A during
both the morning and afternoon peak hours.

The Ministry of Highways and Infrastructure has reviewed the TIA and indicated that since this TIA is not
adjacent to a ministry highway or includes analysis of nearby ministry highways or intersections with ministry
highways, the ministry does not have any comments to provide. The full TIA report is included in Appendix C.
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5.2 Potable Water Servicing

The conceptual design criteria and assumptions for the potable water distribution system proposed for the
VRBP development are listed in Table 6. At this time, the development has been assumed to have a land use
category of “Arterial Commercial 2 District (DC2). The anticipated commercial activities within the site
concept plan would be consistent with a Commercial Complex, Multiple Building identified as a discretionary
use in the PAG Zoning Bylaw. The design criteria listed in Table 6 will be further refined as the specific uses
and activities within a DC2 zoning are determined in further refinements to the site plan.

The design population, estimated water consumption, maximum daily, and peak hourly flow rates will all
need to be developed in consultation with the service provider at the time for development. Water mains
within the development will be sized using the current Saskatoon Design and Development Standards
Manual: Section 4 — Water Distribution System.

TABLE 6: POTABLE WATER DESIGN CRITERIA

Development Area 62.56 ha

Equivalent Population 160 people/ha
Design Population 10 010 people
Estimated Water Consumption 290 Litres/Capita/Day
Average Daily Demand 33.6 Liters/Second
Maximum Daily Demand 67.2 Liters/Second

There are a variety of potable water servicing options that can be considered to support development.

1. Expansion of Cedar Villa Estates water treatment capacity
2. On-site modular treatment

Of all the sources of raw or potable water near the proposed Valley Road Business Park (VRBP), the closest in
proximity is a non-potable waterline owned and operated by SaskWater. This water line provides the Hamlet
of Cedar Villa with raw water, which in turn uses that water to support a water treatment plant (WTP). The
WTP is privately owned and operated by the Hamlet and provides safe potable drinking water for the Hamlet
residents. The primary option for servicing VRBP will be to come to an agreement with the Hamlet of Cedar
Villa to supply the new development with the required potable water servicing.
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Should an agreement not be possible with the Hamlet, a connection to the raw water line nearby, seeking to
provide treatment on site, would be the most efficient. The developer will be looking at new innovative
technologies for providing on-site modular treatment for potable water should this option be explored
further.

5.3 Wastewater Servicing

There are a variety of wastewater servicing options that can be considered to support development.

1. Local Sewage Disposal
2. Low Pressure Sewer System with On-site Modular Treatment.

Under Option 1, the proposed development would require the individual property owner(s) to install septic
holding tanks to manage all sanitary wastewater flows generated within each property. Each property owner
would be individually responsible for contracting the services of a licensed septic hauler to evacuate the
holding tank and dispose of the waste to an approved disposal facility.

It is anticipated that this option would be an interim strategy in the initial phases of development, until such
a time that the phasing of development supports options including mechanical wastewater treatment. As
required by the RM to support a new subdivision utilizing private on-site wastewater disposal, a copy of a
letter from a licensed septic hauler is attached in Appendix G confirming their ability to service the
properties.

Option 2 consists of a low-pressure system scenario where each lot has an individual pump out tank that is
connected to a pressurized forcemain connecting to a wastewater treatment facility. A developer may
consider the installation of a localized mechanical wastewater treatment system. Many of these systems are
available on the market in modular form and can be customized to suit specific applications. The developer
would be looking at new, innovative technologies should this option be chosen for further exploration. This
option may be further investigated during detailed subdivision design.

5.4 Drainage and Stormwater Management

Understanding and respecting the existing drainage patterns is crucial to maintaining the ecological balance
of the area and ensuring responsible development practices. A survey of the existing parcel demonstrated
the existing topographic survey data, NE % Section 13-36-3-W3M exhibits a natural drainage inclination from
east to west, as illustrated in Appendix F, leading towards Chappell Marsh. Chappell Marsh is included in the
land bank of Ducks Unlimited and is under their control.

Two separate calculations were performed to estimate the amount of runoff generated by the new
development for comparison, which are both shown in Table 7. The first calculation utilizes the Rational
Method, based upon a typical rural facility. The second calculation uses the procedure outlined in the City of
Saskatoon design standards for estimating runoff values. Please note that the City of Saskatoon method
utilizes a 1-in-2-year storm frequency.
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For the conceptual design scenario, it was noted that numerous previous CDR’s developed within the RM
used a predevelopment run-off coefficient of 0.05 to reflect the existing agricultural land use. Using a
weighted combination of post-development land from compacted gravel (gravel yards), Roofs, Grass and
Landscaped areas, and asphalt pavement areas, the post-development weighted coefficient was calculated to
be 0.59. Copies of the calculations are provided in Appendix F.

TABLE 7:STORMWATER DESIGN CRITERIA

Overall Catchment Area within Development Bounds 62.56 ha

1-in-100-year frequency,

Design Storm
& 24-hour duration

Pre-Development Run-Off Coefficient 0.05
Post-Development Run-Off Coefficient 0.59
Runoff Volume Generated (Rational Method) 48,685 m?3

Runoff Volume Generated (City of Saskatoon Estimate Method — Uses a

. 28,564 m?
1-in-2-year frequency)

All drainage infrastructure within VRBP will be planned to be constructed and sized to retain a 1:100 year,
24- hour return design event to reflecting the inability at this time to connect the facilities to an established
underground storm sewer.

Overland storm ditches within road rights-of-way’s will be utilized to collect overland stormwater runoff from
individual lots and convey flow towards the Chappell Marsh area. All overland drainage ditches will be
designed following the parameters defined in the City of Saskatoon Design and Development Standards
Manual: Section 6 — Storm Water Drainage System.

The conceptual plan for development includes the construction of a stormwater management facility (SWMF)
/ constructed wetland to capture and temporarily store the incremental increase in run-off resulting from
development and to act as a means of sediment control for flows into the Chappell Marsh. The SWMF will be
designed to control the release of on-site run-off at predevelopment flow rates that will maintain and
enhance a connected natural infrastructure system by managing storage and on-site drainage.

The use of a forebay will be required to store runoff generated from major rainfall events, as well as regulate
the contributions made from the development to the Chappel Marsh area through the use of a controlled
outfall. Additional investigation to define the wetland area and integrate the natural features into the site
plan will be required as part of future development and subdivision planning.
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5.5 Shallow Uctilities

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

5.6 Solid Waste

Domestic solid waste disposal services in the RM of Corman Park are provided by Loraas. Correspondence
from Loraas confirms that they are able to service development at VRBP site. The correspondence with
Lorass is included in Appendix G.

5.7 Fire and Protective Services

Police services would be provided by the Corman Park Police Services and the Saskatoon Detachment of the
RCMP. The correspondence with Saskatoon Fire and Protective Services, and the RCMP are included in
Appendix G.

6.0 PHASING AND IMPLEMENTATION

This CDR is to support the initial phase of amending the land use designation of agriculture to Urban
Commercial and the rezoing to DC2. The conceptual site plan contemplated in this report is intended to
demonstrate the capability of the VRBP site to support the intended business / research park. On completion
of the rezoning and land use amendment, the lands will be donated to the University of Saskatchewan to be
held in its endowment for future use, development, and/or sale for development with proceeds to benefit
the academic research and student support mission of the University of Saskatchewan.

Further phasing and schedule of implementation would be completed in the future based on a finalized
concept plan and subdivision application.

7.0 PUBLIC AND REGULATORY AGENCY
CONSULTATION

7.1 P4AG Consultation

The following comments were received from the P4G pre-application review.
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TABLE 8: P4G PRE-APPLICATION REVIEW COMMENTS AND RESPONSE

Comments CDR Response

Natural Resources and Drainage

You will need to further define the drainage
channel and preserve it in the SW corner of
the NE 14-36-6-W3.

Lot 4 may not be developable based on the
natural drainage channel.

Infrastructure Servicing

You should consider rural
commercial/industrial land use designation
since the current urban service provider in
the area is the City of Saskatoon and they
have no plans to expand/extend services
into this area.

Phasing and Implementation

Is there a timeline before subdivision and
development is planned? What is the
ownership plan for future lots and the
current parcel before subdivision? Will the
University develop the lands?

Valley Road Business Park

KGS

GROUP

The delineation of the wetland area to determine its
boundaries and area of preservation will be completed as
part of the additional investigation and studies during
subdivision planning. The site concept plan provided is for
‘proof of concept’ that the lands can support the rezoning
and land use amendment towards Arterial Commercial
zoning and Urban Commercial land use.

After the approval of the rezoning and land use
amendment, further studies and investigation can proceed.

Lot 4 in the site concept plan is within the area that will
require further investigation and study of the drainage
channel and preservation area. At the time of this
submission, it is understood to be intended to remain a
natural area.

We can service the lands to an urban standard without the
City extending services into the area. There are examples
of current and planned development south of Saskatoon
where development without a connection to the City of
Saskatoon has occurred.

The timelines of continuing to advance the development
are unknown at this time as the lands will be donated to
the University of Saskatchewan endowment on completion
of the rezoning and land use amendment.
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Land Use

The proposal is for land use amendment and

rezoning by hold.

Compatibility with adjacent land uses is
important. For example, The City of
Saskatoon adopted a conceptual master
plan for RSBBAA, see link here:
filestream.ashx (escribemeetings.com)

Policy

We can’t support a land use amendment
application unless a rezoning application is
submitted concurrently and we move both
applications through the process at the
same time.

Valley Road Business Park
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It is acknowledged that approval of the DC2 zoning with a
holding provision would provide the certainty that the
zoning would be place to permit development under the
desired Arterial Commercial District zoning, the application
of a holding provision is considered prohibitive to
advancing development where there is no obligation of the
municipality or PAG to remove the holding provision on the
property.

It is noted that there is very limited application of a holding
provision across the P4G area. The necessary studies and
investigation to refine the site concept plan and advance
the development to subdivision will be required prior to
submission of development permits. Any conditions that
would be applied under a holding provision would be
addressed at the time of a subdivision and development
permit. Due to these considerations, the application of a
holding provision is requested to not be applied to the
VRBP site.

Arterial Commercial land uses would be compatible with
the RSBBAA as any other recreational path adjacent to
commercial lands such as University Heights Surburban
Centre, and Stonebridge.

If the Civic Operations Centre and Material Recycling
Facility adjacent to the Richard St. Barbe Baker
Afforestation Area (RSBBAA) are considered compatible, a
business / research park would be compatible with the
surrounding land uses and further provide a buffer /
transition from the Cedar Villa residential area from the
industrial uses of the City.

The required land use amendment and rezoning
applications are submitted concurrently with this CDR.
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7.2 Regulatory Agency Consultation

The following comments have been received based on communication with regulatory agencies during the

development of this CDR.

TABLE 9:REGULATORY AGENCY COMMENTS AND RESPONSE

Stakeholder
/ Regulatory

Contact
Agency

Transportation

Ministry of Nathan Morhart,
Highways P.Eng.
. Goran Lazic, P. Eng.
City of
Vanessa Wellsch,
Saskatoon

RPP, MCIP

Future Land Requirements

Tyler Kopp
. Planner |
City of
Development
Saskatoon

Review | Planning &

Development

Valley Road Business Park
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GROUP

Comments

Since this TIA is not adjacent to a
ministry highway or includes
analysis of nearby ministry
highways or intersections with
ministry highways, the ministry
does not have any comments to
provide.

| assume this is for our information
only at this time because of the
interest in potential impact on the
City network in advance of a
formal application by your client to
the regional planning group. | will
definitely take a look, but a formal
review will be conducted when an
application and associated
documentation are received. |
believe the RM will lead the TIA
review, but at that time | may also
provide some comments

Thank you for contacting
Development Services for
information on any potential
developments or upgrades to the
roadway noted below.
Unfortunately, the Development

CDR Response

No response necessary

No response necessary at
this time. Based on
comments received during
the review process, a
response will be provided.

Inquiry was sent to the City
as to future plans for Valley
Road from the civic
operations center south
towards Township Road 362
and whether any plans for
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Wayne M. Kuntz

City of )
Transportation &

Saskatoon .
Construction

Heritage Resources

Ministry of

Parks, Kim Cloutier
Culture and Assistant Director,
Sport Archaeology and
Heritage Heritage
Conservation Management

Branch

Valley Road Business Park

KGS
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Services group will not be able to
provide any information on any
roadway projects as it does not fall
within the City of Saskatoon zoning
boundary. However, give the close
proximity of the roadway to city
limits, it may be best to receive
confirmation from the
Transportation and Construction
department that you have also
included in the email.

Enclosed you will find a link to
the Transportation Master Plan
and a link to the 2023 Prioritized
Transportation Infrastructure
Project List. Please feel free to
review this information, and IF you
have any questions or concerns
regarding this information, please
feel free to contact us again
through this email address, so we
can address any further inquiries
that you may have.

Within Parcel A, manual subsurface

testing must go as deep as possible
but may not achieve sufficient
depth to encounter sites;
therefore, the HRIA must provide a
recommendation regarding the
potential need for mechanical
testing (i.e., backhoe testing). The
assessment of the portions of
Parcel A that are currently not
under the recently added clay fill
will determine if further testing is
required under the recent
stockpiled fill, and if the stockpiles

widening the road that
would require purchasing
land on the west side of the
current road allowance?
Explained that we are
working on a site plan that
considers potential
development on the west
side of Valley Road that
would be impacted if there
are plans to acquire
additional land to widen the
road. Understanding the
future transportation plans
for Valley Road will help us
with site planning.

Addressed in CDR report.
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must be removed to non-heritage
sensitive portions of the project.

Infrastructure Servicing

Application sent Jan 18, 2024.

Saskatchewan Wastewater

Disposal Guide = (18 US

gallons/day/employee) @ 10 Response from SHA included
employees/site= 18*10= 180* 18=  in Appendix G

3,240 US gallons/day. Standard

septic truck sizing is 2,500 US

Saskatoon
Health
Authority

gallons.

Saskatoon Water -306-975-2476.
Each lot may require an individual
reservoir and pump in order to
meet peak day demands and fire

suppression, if required. The Conceptual servicing
Saskatoon

recommended minimum storage strategy provided in this
Water

for each lot is equal to the average = CDR.
daily consumption if no fire

suppression is required, or twice

the average daily consumption if

fire suppression is required.

SaskTel has no objections to the

proposed subdivision, provided
Maureen Jenson

SaskTel Land
Sasktel Negotiator

cc: Jaclyn Hodgson

Eng. Asst.

that existing registered easements

are maintained and any new joint Response from Sasktel
utility easement are granted to included in Appendix G.
SaskPower. Also, if SaskTel requires

any SaskTel only easements that

they will be granted.

SaskEner ~350,000 BTU/day/lot. 2x email Response from SaskEnergy
gy responses included in Appendix G.

Letter of confirmation that there is
. . . Response from SaskPower
SaskPower electrical service available to

i included in Appendix G.
provide power to the property.
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Protective Services

The RM will need to correspond
with Saskatoon Fire and Protective
Services to set up the general

Saskatoon )
. parameters for these services at No response necessary at
Police/ RM . L.
Poli the proposed Development. Police  this time.
olice
services will be provided by the
Corman Park Police Services and
the Saskatoon Police Services.
Saskatoon Fire Map acknowledges the No response necessary at
Fire proposed site as an area of service. | this time.
Services
Loraas
Jory Blakley Loraas has confirmed that they can
Garbage

Sales Manager service the 24 potential sites.

7.3 Public Consultation

On April 12, 2024 the public consultation phase was initiated which consisted of the delivery of public notice
of the proposed rezoning and land use amendment to all landowners within the required one mile (1.6 km)
notification radius. Public notices were hand delivered to residents in Cedar Villa Estates and the
Montgomery neighbourhood which provided the opportunity to speak with residents about the rezoning and
the public open house. The public open house was held on April 26, 2024 at the Black Fox Distillery from
7:00pm to 9:00pm. The open house was attended by approximately 50 — 60 people with representatives
from Cedar Villa Estates, Montgomery, the City of Saskatoon, and the Friends of the Saskatoon Afforestation
Areas Inc. in attendance. The summary of public consultation is included in Table 10 with the responses
based on the available information as of April 28, 2024. The record of comments received is found in
Appendix H.

TABLE 10:PUBLIC CONSULTATION COMMENTS AND RESPONSE

Comment Response

Expected/unanticipated traffic increases on the The proposed rezoning and land use amendment at
road through the Hamlet of Cedar Villa Estate - this time has not considered upgrades to TWP 362A
TWP RD 362A because the necessary zoning and land use

The proposed development of a business/research designation is not yet in place to further those

. . . conversations.
park will no doubt increase traffic on a road that
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already has weight restrictions and can experience

structural issues during times when water levels are

high. (The last two years of drought have been
favourable for this road.) Is the proposed
development considering any upgrades to this
road?

We are already seeing increased traffic speed and
volume concerns though our hamlet directly as a
result of the reduced speed restrictions on Valley
Road and increased activity at the potash mines,
prompting us to work with the Corman Park Police
and the RM to address traffic safety concerns (our
streets are our sidewalks). This new development
will likely add to these concerns.

People have chosen our hamlet because it is quiet
and relatively unknown in the area. This proposed
development will likely raise the community
profile. There are pros and cons related to this.

The conceptual plan indicates that the land will
become under the ownership and direction of the
UofS to "the benefit and future of the academic,
research and student needs for the province". This
is understandably a broad statement at this

point. The concern is that once it is owned, the
UofS may sell off some of this land for use not
originally intended, resulting in additional concerns
for the community and surrounding area.

Valley Road Business Park
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The Ministry of Highways’ background traffic
volume growth rates consider open highway
conditions and are largely impacted by community
growth applied to sections of highways within or
adjacent to municipalities. The Ministry’s 15-year
growth rate for Valley Road is 1.40, which
represents a 40% increase in traffic volumes over
the next 15 years.

Based on the conceptual site layout, the TIA
assumes approximately 70% of traffic associated
with future development would access the site
from the south access along Valley Road which
limits the increase of traffic along Cedar Villa Road.

The 15-year traffic projections indicate an increase
in traffic along Cedar Villa Road and the report
includes some recommendations on potential
intersection improvements to be considered. The
projections do not include any traffic associated
with future development continuing further west
into the Cedar Villa development.

Traffic to potential future development would not
be related to the Cory potash mine or other traffic
looking to shortcut through to Highway 7 through
Cedar Villa.

Acknowledged.

The P4G zoning bylaw sets out the permitted and
discretionary uses that may be applied to the
property.

If the land were to be sold by the current private
owners, or in the future once owned by the
University, any use of the land would need to
follow the uses under the zoning outlined in the
Zoning Bylaw.
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Environmental impacts to Chappell Marsh
Conservation Area. This area has been seriously
affected by drought the last couple of years, but
this prairie wetland habitat is a unique part of our
community and an environment that needs upfront
consideration and probably input from
organizations such as Ducks Unlimited. Are these
discussions underway?

Servicing options (water and sewer) for the
proposed development. Considerations for Cedar
Villa Estates? As you indicated there may be some
mutual benefits that warrant discussion and
consideration.

Any timelines being proposed?

Valley Road Business Park
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Ducks Unlimited has been contacted and provided
an opportunity to submit comments on the
rezoning and land use amendment proposal.

| believe there are examples of natural wetlands
being incorporated into the neighbourhood of
Brighton. The intention would be to coordinate
further design efforts with Ducks Unlimited.

From the Ducks Unlimited Canada site:

“DUC is working with cities like Moncton, N.B.,
Edmonton, Alta., as well as Winnipeg and Brandon,
Man. to construct naturalized stormwater retention
ponds. Wetland-like in appearance and function,
these basins incorporate natural biological
processes to filter and store water.” Urban
wetlands make cities more livable — Ducks

Unlimited Canada

The area is also part of the Green Network within
the P4G plan that sets out requirements for
development in proximity to natural wetlands. The
PAG plan does speak towards the value of
integrating natural features into development.

We are interested in exploring discussions towards
the opportunity to work with Cedar Villa Estates on
expanding the treatment and reservoir capacity of
the water treatment plant, and finding mutually
beneficial servicing options for wastewater
treatment. Wastewater treatment may be from a
modular type treatment system.

More detailed investigation into water and
wastewater servicing would come after the
rezoning and land use amendment; however, it is
an option that we’d like to discuss and if Cedar Villa
is open to discussions on shared servicing.

No timelines are available at this time. Once the
land has been rezoned and the land use designation
changed that will provide more certainty that
future development can move forward and that can
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“I'm not sure if the paper | received is vague as to
what is going to be going out on valley road for a
reason, or if you're unsure. | would like more
information as to what research and what the
buildings would be used for. As it is not close to the
university this concerns me. | would be against
rezoning it as we don't need to get rid of more
agricultural land.

If you could provide me with more information that
would be great.”

“Hello, | received a flyer about the proposed
refining. Can you provide any information
regarding the intended application for use of the
research park?

Is it going to be used for the level 4 virus research
lab?”

Valley Road Business Park

KGS
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. AND REGULATORY AGENCY CONSULTATION

allow the opportunity to continue planning for the
site.

Thank you for your email and your comments. The
land is currently owned by private landowners that
are working on rezoning the property to allow for
commercial uses listed in the P4G zoning bylaw for
future development. At this stage of proposing the
rezoning there are no defined plans for the
property rather the concept site plan provided is to
illustrate a potential development scenario. If the
private landowners are successful in the rezoning
process, the land would then be donated to the
university as part of their larger fundraising efforts.

The university would then hold the land in as part
of their endowment lands (land bank) and may
develop the land in the future or may in the future
sell the land to a developer.

Any uses on the property would need to conform to
the permitted and discretionary uses in the P4G
Zoning Bylaw under a DC2 Commercial zone.

After following up with the University, | can confirm
that the level 4 virus research lab is not being
located in the Valley Road Business Park. That lab is
already in the process of being built on main
campus.

The University is excited and appreciates the work
or the landowners and potential donation of the
land once rezoned to commercial and intends to
include it as part of the land endowment bank for
future development. Future development would be
consistent with the uses defined as permitted or
discretionary in the PAG Zoning Bylaw.

A virus research lab is not identified either
permitted or discretionary use in the Arterial
Commercial (DC2) being proposed for the property.
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In the documents that were given to the
community it states that the land would be rezoned
to allow for development of a UofS research park
however under the DC2 zoning my understanding is
that any commercial development could be done
on this land. What is preventing the University from
changing their development plans in the future and
just leasing the land for general commercial use
such as what they have done with Preston
Crossing?

If this rezone is granted what is the possibility of
this also opening the door to rezoning of the land
west of cedar villa to proposed residential? This
would substantially increase traffic through the
hamlet.

What if any road improvements are being planned
to accommodate for the increased traffic of the
proposed development? The Cedar Villa Access
road has already seen a substantial increase in
traffic due to the snow dump access and increase
use of the SW dog park and no doubt access to this
facility from the access road would only add to this.
| am also concerned regarding potential increased
traffic through Cedar Villa to access the facility from
the west areas of Saskatoon via grid access from
west of Cedar Villa.

Valley Road Business Park

KGS
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The land is currently owned by a group of private
landowners that are working towards rezoning and
amending the land use designation to the DC2
zoning. The site concept plan is provided as part of
the planning process to demonstrate that the land
can support the intended zoning and the concept
currently is for a business/research park. The land
development process can result in changes to
development plans over time; however, would
need to be consistent with the permitted and
discretionary uses outlined in the zoning bylaw.
Based on my understanding, if a future landowner,
such as the University, were to develop this land for
general commercial that may be considered by the
RM as a 'Commercial Complex, Multiple Buildings'
use. That would be defined as a discretionary use
and would follow the discretionary use approval
process before proceeding.

Unfortunately, | can't speak to that as development
on other lands is separate from this proposal and |
can't speculate on possible future development
that may be influenced by any number of factors
independent of this proposal.

The proposed rezoning and land use amendment at
this time has not considered upgrades to TWP 362A
because the necessary zoning and land use
designation is not yet in place to further those
conversations.

The Ministry of Highways’ background traffic
volume growth rates consider open highway
conditions and are largely impacted by community
growth applied to sections of highways within or
adjacent to municipalities. The Ministry’s 15-year
growth rate for Valley Road is 1.40, which
represents a 40% increase in traffic volumes over
the next 15 years.

Based on the conceptual site layout, the TIA
assumes approximately 70% of traffic associated
with future development would access the site

36

Rezoning and Land Use Amendment Comprehensive Development Review Report | Final



KGS: 23-4236-001 | May 2024

What considerations have been made for wildlife in
the area? There are currently a number of different
animals that are in the area such as deer and
coyotes and the ducks unlimited marsh adjacent to
the proposed site.

Valley Road Business Park
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from the south access along Valley Road which
limits the increase of traffic along Cedar Villa Road.

The 15-year traffic projections indicate an increase
in traffic along Cedar Villa Road and the report
includes some recommendations on potential
intersection improvements to be considered. The
projections do not include any traffic associated
with future development continuing further west
into the Cedar Villa development.

Traffic to potential future development would not
be related to the Cory potash mine or other traffic
looking to shortcut through to Highway 7 through
Cedar Villa.

Ducks Unlimited has been contacted and provided
an opportunity to submit comments on the
rezoning and land use amendment proposal.

| believe there are examples of natural wetlands
being incorporated into the neighbourhood of
Brighton. The intention would be to coordinate
further design efforts with Ducks Unlimited.

From the Ducks Unlimited Canada site:

“DUC is working with cities like Moncton, N.B.,
Edmonton, Alta., as well as Winnipeg and Brandon,
Man. to construct naturalized stormwater retention
ponds. Wetland-like in appearance and function,
these basins incorporate natural biological
processes to filter and store water.” Urban
wetlands make cities more livable — Ducks
Unlimited Canada

The area is also part of the Green Network within
the P4G plan that sets out requirements for
development in proximity to natural wetlands. The
PAG plan does speak towards the value of
integrating natural features into development. The
wildlife and habitat screening has been completed
for the area that will have recommendations for
future development considerations.
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The current light configuration (priority out of the
COC) is a necessary component of our route timings
and helps to ensure that buses are able to exit the
COC and start their trips with minimal delay.

We have concerns about the access into the
commercial area and how that might impact the
City’s operations at Civic Operations Center. The
main concern is traffic volumes and back ups along
Valley Road that hinder or slow access to the snow
management facility.

Has the RM requested a traffic impact
assessment/study? If not, the City would
strongly suggest an assessment be provided

Valley Road Business Park

KGS
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Acknowledged to be addressed as development
progresses.

Acknowledged. Traffic Impact Assessment
completed for the site concept plan assumes that
approximately 70% of the site generated traffic
would access the site from the south entrance
along Valley Road thereby minimizing site access
along Cedar Villa Road.

The Traffic Impact Assessment was shared with the
City of Saskatoon on February 13, 2024. The
response from the City (G.Lazic) indicated that a
formal review would be conducted when the
application and associated documents are received.
This correspondence is included in Appendix H.
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Conceptual Site Plan and Site Context
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Surface Parcel Number: 203828597

REQUEST DATE: Wed Sep 27 10:41:19 GMT-06:00 2023
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Owner Name(s) : VALLEY ROAD BUSINESS PARKS LTD.
Municipality : RM OF CORMAN PARK NO. 344 Area : 50.445 hectares (124.65 acres)
Title Number(s) : 153519824 Converted Title Number :  99SA36460

Parcel Class : Parcel (Generic) Ownership Share : 1:1
Land Description :  Blk/Par C-Plan 102327162 Ext O

Source Quarter Section : NE-14-36-06-3

Commodity/Unit : Not Applicable

DISCLAIMER: THIS IS NOT A PLAN OF SURVEY It is a consolidation of plans to assist in identifying the location, size and shape of a parcel in relation to other parcels. Parcel boundaries and

area may have been adjusted to fit with adjacent parcels. To determine actual boundaries, dimensions or area of any parcel, refer to the plan, or consult a surveyor.



Surface Parcel Number: 203828609

REQUEST DATE: Wed Sep 27 10:41:34 GMT-06:00 2023
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Owner Name(s) : VALLEY ROAD BUSINESS PARKS LTD.
Municipality : RM OF CORMAN PARK NO. 344 Area : 14.44 hectares (35.68 acres)
Title Number(s) : 153519835 Converted Title Number: 99SA36460
Parcel Class : Parcel (Generic) Ownership Share : 1:1

Land Description :  Blk/Par B-Plan 102327162 Ext O
Source Quarter Section: NE-14-36-06-3
Commodity/Unit : Not Applicable

DISCLAIMER: THIS IS NOT A PLAN OF SURVEY It is a consolidation of plans to assist in identifying the location, size and shape of a parcel in relation to other parcels. Parcel boundaries and

area may have been adjusted to fit with adjacent parcels. To determine actual boundaries, dimensions or area of any parcel, refer to the plan, or consult a surveyor.
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Surface Parcel Number: 203828610

REQUEST DATE: Wed Sep 27 10:41:26 GMT-06:00 2023
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Owner Name(s) : VALLEY ROAD BUSINESS PARKS LTD.
Municipality : RM OF CORMAN PARK NO. 344 Area : 3.164 hectares (7.82 acres)
Title Number(s) : 153519857 Converted Title Number : 91S37657

Parcel Class : Parcel (Generic) Ownership Share : 1:1

Land Description :  Blk/Par A-Plan 102327162 Ext O
Source Quarter Section: NW-13-36-06-3
Commodity/Unit : Not Applicable
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