AGENDA
Meeting of the Corman Park - Saskatoon District Planning Commission
Wednesday, April 7, 2021 at 11:45 a.m.
Please join my meeting from your computer, tablet or smartphone.
https://global.gotomeeting.com/join/338259949
You can also dial in using your phone
Canada: +1 (647) 497-9373
Access Code: 338-259-949
New to GoToMeeting? Get the app now and be ready when your first meeting starts:
https://global.gotomeeting.com/install/338259949

Agenda Item

Application

Page #

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

Attached

5. Business Arising from the Minutes
a)

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

2

b)

North Concept Plan – New Update

3

c)

South East Concept Plan – New Update

3

6. Rezoning Application(s)
a)

None

-

7. Rezoning & Subdivision Application(s)
a)

None

-

8. Subdivision Application(s)
a)

Lionel Duh & Adele Buettner – SW 21-37-4-W3

9. Discretionary Use Application(s)
Deanna Braun & Tenille Hanson – Pcl A, NW 6-38-5-W3 –
a)
Garden Suite
Overpass Farms Inc. – Pcl D, SW 33-37-5-W3 – Industrial
b)
Complex

6

34
47

1

10. Textual Amendments
a)

None

-

a)

R.M. Floodplain Policy Update

61

b)

R.M. Staffing Update

64

11. Other

12. Adjournment

DELEGATIONS:
None
5. Business Arising from the Minutes:
a) Saskatoon North Partnership for Growth (P4G) Update – New Update
At the June 6, 2016 meeting, an item was added to the Business Arising section of the DPC
agenda as an ongoing update. The P4G is made up of the Regional Oversight Committee (ROC)
and the Planning and Administration Committee (PAC).
A new Planning District is being created, including membership from all five P4G partners. This
will include expanded Planning District boundaries as well as an expanded 13 voting member
District Planning Commission. In order to create the new P4G Planning District, a new P4G
Official Community Plan (OCP), P4G Planning Agreement and P4G Zoning Bylaw must be
drafted and given Ministerial approval by the Ministry of Government Relations (the Ministry).
The joint public hearing for the P4G OCP was held on September 24, 2020. Chief Delorme from
the Cowessess First Nation spoke and four written submissions were received as part of the
public hearing. All five P4G Councils unanimously approved the bylaws for the planning district
agreement and OCP during the respective Council meetings after the public hearing.
The drafting of the District Zoning Bylaw is working through its final phases. In February 2021 a
draft bylaw was provided to all municipalities for review and comment to provide any major flags
or areas of concern prior to finalizing the bylaw. Final legal review of the bylaw took place in
March 2021 and final edits are being undertaken based on that review. The District Zoning Bylaw
is expected to be posted online for public viewing in April 2021 (dates TBD) prior to ROC
endorsement and being forwarded to Corman Park for a public hearing and bylaw readings
(dates TBD).
Once all three documents have received the necessary Council approvals they will be submitted
to the Ministry for consent to create the new P4G Planning District. The current Corman ParkSaskatoon DPC will continue operating until the new P4G Planning District is in place and
transitioned over to the new P4G DPC. Membership for the new P4G DPC is expected to be
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begin in mid-2021 once the documents have been submitted to the Ministry. Each P4G
municipality is allowed two municipal representatives (minimum one elected official) and will
participate in the selection of the three joint members for a total DPC voting membership of 13.
Additional updates will be provided once available.
b) North Concept Plan (NCP) – New Update
Given the development pressures in the northern part of the P4G area, it was determined that a
concept plan should be undertaken to help guide land use decisions. Generally concept plans
describe the proposed land uses, density of development, servicing schemes and phasing. The
work, including project management, is being done by the City of Saskatoon planning and
engineering staff with oversight and direction provided by P4G. The project began in May 2019.
The project website is www.partnershipforgrowth.ca/north-concept-plan/.
A presentation by the project manager, Ty Czerniak, was provided to the Commission at the
October 2, 2019 meeting. The presentation highlighted five areas of NCP focus - engagement
plan, land use strategy, transportation strategy, servicing strategy and natural area screening.
On February 12, 2020 a come-and-go stakeholder event was hosted by the project team at the
Northridge Centennial Community Centre in Martensville. Approximately 80 people were in
attendance. At this event, stakeholders could discuss the scope and ongoing progress of the
concept plan, ask questions and share their interests in the plan.
The project manager presented to the Commission at the July 8, 2020 meeting, focusing on the
work completed to date, future engagement and final steps to finish the project.
A second engagement session, which was held online via the project website, began on August
3-21, 2020 to share the major components of the draft plan, including existing conditions, land
use and servicing. Information gathered at this event helped determine the final concept plan
framework as the project draws into its final stages of completion.
A draft report was provided on January 15, 2021 for municipal review until February 5, 2021.
Based on this municipal review additional revisions are required to the final plan. Meetings are
being coordinated with the project team to address the remaining issues including regional
transportation connections, urban mixed use and regional infrastructure land uses and the future
regional community services node. The NCP will be finalized and be presented for DPC, ROC
and Council endorsements as necessary; additional updates will be provided once available.
c) South East Concept Plan (SECP) – New Update
The South East Concept Plan (SECP) was awarded to Urban Systems, January 18, 2021 and
the project officially kicked off January 25, 2021. At the project kick-off meeting Urban Systems
provided an overview of their workplan and identified their five-phase approach:
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Task 1: Taking Stock (January – March 2021)
This phase includes reviewing the study area in the past, present and future. To better
understand ‘what’s at stake’, Urban Systems will review all necessary background information
as well as past engagement strategies. Urban Systems will hold targeted stakeholder meetings
and develop a comprehensive engagement plan for the entire study during this phase.
Task 2: Visioning (April – May 2021)
This phase will review the goals and objectives for the SECP and their financial impacts. A
financing and funding strategy will also be established along with complete and measurable
objectives; Urban Systems notes the infrastructure financing and funding is a critical component
to implementing the plan. Public, stakeholder and rights holder engagement will take place
during this phase and continue through to the next phases as the SECP progresses.
Task 3: Possibilities (May – July 2021)
This phase of the project focuses on providing options on how the study area can be serviced in
the interim to accommodate near future development and how it can accommodate urban
growth. This phase of the study will also establish growth scenarios; aligning the financing and
funding approach with the proposed servicing strategies.
Task 4: Charting the Course (July – November 2021)
This phase includes choosing and refining the preferred land use option as well as the phasing
of development and its transition from rural to urban.
Task 5: Implementing the Plan (November 2021 – January 2022)
The last phase will identify next steps, partnerships required and any policy amendment
recommendations for the P4G OCP, ensuring the plan aligns with the vision of the study area.
A project webpage has been created at: https://www.rmcormanpark.ca/306/South-EastConcept-Plan
Urban Systems recently completed Task 1. They undertook a review of previous studies, current
conditions and policy documents, and a communications and engagement strategy for the
duration of the project was prepared. The first steps of the engagement strategy have been
executed including a newsletter being mailed to all Corman Park rate payers within the study
area as well as adjacent to the study area informing them of the new SECP, providing a link to
the project website and providing an overview of the five phases and future opportunities for
engagement. Targeted stakeholder meetings with major developers, provincial Ministry
representatives, and First Nations were held to obtain feedback on development goals and
potential future development. There will be a number of engagement opportunities throughout
the duration of the project.
A Steering Committee was formed by the R.M. and the City with the intent they receive
information and provide feedback where necessary as the SECP is developed. The Steering
Committee includes representatives from the Water Security Agency, First Nations, Ministry of
Highways, P4G, and municipal Directors. Two meetings have already been held with the
Steering Committee and a workshop will be held in April to review and discuss potential servicing
options for the study area.
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The SECP received $75,000 in funding from the Targeted Sector Support Initiative and as a
requirement, the project is to be completed by January 15, 2022. The R.M. applied for additional
funding through SREDA’s Regional Economic Development Revitalization Grant and received
$10,000 for the SECP. Three progress reports are to be submitted to SREDA; one has already
been submitted, the second is to be submitted halfway through the project, and the final
submission is at the end of the project. The SECP has received a total of $85,000 in grant
funding.
Updates on the SECP will be provided to the Commission when available.
Commission Recommendation:
“That the updates on the Business Arising from the Minutes be received as information.”

6. Rezoning Applications(s):
None

7. Rezoning & Subdivision Applications(s):
None
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8. Subdivision Application(s)
a) SUBDIVISION 2021/10
Owner/Applicant:
Legal Land Description:
Council Division:
File Manager:

Lionel Duh & Adele Buettner
SW 21-37-4-W3
1
Kristie Muzyka

1. Proposed Development:

Subdivision

2. Recommendation:
“That the application of Lionel Duh and Adele Buettner to subdivide two 32.2 ha (79.6 acre)
parcels labelled as Parcel ‘A’ and Parcel ‘B’ from the SW 21-37-4-W3 for the purpose of
creating separate titles for agricultural parcels as shown on the revised Plan of Proposed
Subdivision prepared by Webb Surveys dated March 23, 2021 be APPROVED subject to:
i.
The applicant being solely responsible for all costs of the subdivision process;
ii.
The applicant obtaining the necessary approvals and complying with the requirements
and recommendations of all government ministries and agencies including, but not
limited to, the Water Security Agency, the Saskatchewan Health Authority, the Ministry
of Environment, and Ministry of Parks, Culture and Sport;
iii.
The execution and registration of an easement agreement to provide for a 5 metre
wide road widening easement adjacent to Range Road 3044;
iv.
Any new approach shall be constructed subject to consultation with, and approval
from, the R.M. Director of Public Works;
v.
The construction of any buildings on Parcel ‘A’ or ‘B’ shall require the approval of a
development permit and building permit from the R.M. of Corman Park and depending
on the proposed use rezoning may be required;
vi.
The installation of any new plumbing and sewage systems shall be permitted,
inspected and approved by the Saskatchewan Health Authority;
vii.
Provision for or relocation of utility services is the responsibility of the applicant and at
their expense to the satisfaction of the affected utility departments; and
viii.
The applicant obtaining the necessary approvals and complying with the requirements
and conditions provided by TransGas in relation to the high pressure natural gas
pipeline located on the west side of the quarter section.”
3. Summary:
 The application is to create proposed Parcel ‘A’ and proposed Parcel ‘B’, each consisting
of 32.2 ha (79.6 acres) for the purpose of creating separate titles for agricultural holdings.
The subject parcel is zoned D-Agricultural 1 District (DAG1) and rezoning is not required
to support the subdivision as it meets the minimum site size requirement of 80 acres or
equivalent for an agricultural parcel.
 There is a Transgas Ltd. pipeline easement on the west side of the subject parcel.
TransGas Ltd. forwarded a letter to the applicant indicating approval of the subdivision
with conditions that must be considered for any development on the quarter section. The
conditions are appended to this report.
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There is an approved 1000 animal unit hog Intensive Livestock Operation (ILO) directly
north of the subject parcel on Parcel ‘A’ NW 21-37-4-W3. As an agricultural subdivision
with no required use the subdivision can be supported within consideration for setbacks
at this time.
The proposed parcels have legal access via Range Road 3044.. A 5m road easement will
be required along Range Road 3044 as the current right of way is 20m and does not meet
current R.M. road standards.
The application meets the requirements of the Corman Park-Saskatoon Planning District
Zoning Bylaw and Official Community Plan.

4. Bylaw Compliance:
Corman Park-Saskatoon Planning District Official Community Plan:
Section
Policy
The proposed use is agricultural which is non intensive
2.1.1 &
and does not preempt Saskatoon’s future growth plans.
2.1.2
4.2.1

Proposed Parcel ‘A’ and Parcel ‘B’ constitute agricultural
holdings of 80 acres or equivalent.

Compliance
Yes

Yes

4.3.3 &
4.3.6

Any application for a use on the proposed parcels would
require written consent in relation to the existing ILO on
Parcel ‘A’ NW 21-37-4-W3 to allow a relaxation of
separation distances should the use be within the required
setbacks. As an agricultural subdivision with no required
use the subdivision can be supported within consideration
for setbacks at this time.

Yes

4.6.1.a)

This application is for the creation of two equal agricultural
holdings on a quarter section. The proposed use of the
parcels is to remain agricultural.

Yes

4.6.3

The proposed use is not related to commercial or
industrial agricultural developments and is not deemed to
be located on hazard lands.

Yes

8.1.1

There is no development proposed for this application and
therefore no servicing requirements at this time.

Yes

8.2.3

The subject quarter section has legal access from Range
Road 3044. Any new access will require approval from the
municipality.

Yes

8.2.6

A 5m road easement is required on the subject quarter
section for future road widening on Range Road 3044.

Yes

10.1.1

Initial online screening shows the quarter section is not
heritage sensitive. The HabiSask online screening shows
multiple vertebrate and plant species of concern on the

Yes
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subject quarter section. No referral to the Ministry of
Environment was made as there is no development or
change of land use proposed in this application. Both
screenings are appended to this report.

Corman Park-Saskatoon Planning District Zoning Bylaw:
Section
Policy
Initial online screening shows the quarter section is not
heritage sensitive. The HabiSask online screening shows
multiple vertebrate and plant species of concern on the
subject quarter section. No referral to the Ministry of
3.7.1
Environment was made as there is no development or
change of land use proposed in this application. Both
screenings are appended to this report.

Compliance

Yes

3.21.7 –
3.21.10

Any new approaches on the subject quarter section will
require approval form the Director of Operations.

Yes

3.21.12

The subject quarter section will continue to be used for
non-intensive agriculture purposes and is not expected to
adversely affect water supplies.

Yes

Schedule C – D-Agricultural 1 District (DAG1)
The existing agricultural operation is a permitted use and
will continue to be the primary use of the proposed
2.1
parcels.

8.0 / 8.1

8.4

Both proposed Parcel ‘A’ and Parcel ‘B’ meet the
minimum site area of 32.4 ha (80 acres) to constitute an
agricultural operation or equivalent. Any future
development will be required to conform to the setbacks
and site area as prescribed within the Bylaw.
The proposed subdivision complies with the Agricultural
Subdivision Policies contained within the Official
Community Plan.

Yes

Yes

Yes

5. Interdepartmental Implications:
The applicant will be required to enter into a road easement agreement to provide for a 5
metre road widening for the lengths of the quarter section on Range Road 3044. Any new
approaches require approval from the R.M. Director of Public Works.
6. Financial Implications:
The applicant will be responsible for all costs associated with the application and subdivision
process. The applicant will be exempt from dedicating Municipal Reserve as the proposed
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parcels are exempt as agricultural parcels over 4 hectares in size under the Planning &
Development Act.
7. Legal Implications:
The applicant is required to enter into a road easement agreement with the R.M. of Corman
Park to provide for a 5 metre road widening easement along Range Road 3044 for future road
improvements.
8. Alternative Options:
The District Planning Commission may defer consideration of the application pending a further
review where required.
9. Public Consultation Summary:

N/A

10. Regulatory Correspondence:
No referrals to the Water Security Agency, Ministry of Highways & Infrastructure, Ministry of
Environment, Saskatchewan Health Authority or Heritage were made due to the parcel
location and the agricultural use of the subdivision.
11. Other Considerations:

N/A

9

10

11

12

500-1777 Victoria Ave.
Regina, Saskatchewan
S4P 4K5

REF.#: 21-2413

2/24/2021

Ministry of Municial Affairs
Community Planning
Room 978, 122 -3rd Ave N
Saskatoon, SK S7K 2H6
Attention:
Janna Morgan
cc: Adele Buettner and Lionel Duh / Joel Klashinsky
Subject:

RM of Corman Park No. 344, SW 21-37-4 W3M, Proposed Subdivision

As per your request for feedback on your file Reference R0057-21S, TransGas Limited (‘TransGas’)
has reviewed your application and determines your proposed subdivision has a direct impact on one
or more of our high pressure natural gas pipelines.
The results of our review indicate we approve with conditions the proposed subdivision.

Approved given all the following conditions are met:
Prior to any ground disturbance within 30 meters of a TransGas pipeline, the Applicant must notify
TransGas and ascertain whether TransGas consent is required for the work. TransGas will respond by
acknowledging the notice, identifying for the Applicant if consent is required by statute, and identifying
any conditions on that consent.
The Applicant must obtain a permit for a temporary road crossing from TransGas. With the exception of
vehicles designed for personal transportation of less than ¾ ton chassis weight, and equipment designed
for agricultural use, it is a condition of this consent that all vehicles and equipment be assessed and
approved by TransGas before being driven on the TransGas Right of Way (‘RoW’).
Prior to building any permanent facility crossings in the TransGas RoW including, but not limited to
pipelines, overhead/buried cables, permanent roads, fences, culverts, wells, railways, etc. the Applicant
must execute a contract governing the crossing with TransGas.
All developments must comply with the recommended offsets outlined on Page 3 for 6” diameter
pipelines.
TransGas requires that the developer install and maintain snow fence along both sides of the TransGas
RoW for the entire duration of the development, at the developers’ cost.
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While planning for the proposed subdivision, please also be informed:
•
•
•
•

No stockpiling is permitted in the TransGas RoW during/after the subdivision development.
No permanent structures or installations are permitted in the TransGas RoW (buildings, asphalt
paths, etc.)
No drilling, and no pits or wells are to be drilled, installed or erected on, over, under or through the
Right-of-Way, without the approval of TransGas
TransGas may install markers and bollards along the TransGas Right-of-Way as TransGas sees fit for
public safety, at TransGas’ cost.

Please note if the assessment for any proposed roads and railways indicate modification to the pipeline(s) are
required; the costs for the modifications will be the responsibility of the applicant. As well, pipe upgrades for
road crossings can take up to one year to complete.
The Applicant shall at all times comply with any and all applicable codes, statutes, laws, regulations, permits,
licenses, orders and directions of any governmental authority from time to time in force. The minimum
applicable technical standards therein shall apply unless more stringent standards are provided for in this
consent. If compliance with any provision of this consent would result in violation of any applicable codes,
statutes, laws, regulations, permits, licenses, orders and directions of any governmental authority, such code,
statute, law, regulation, permit, license, order and direction of any governmental authority shall prevail.
Certain wells, structure test holes or oil shale core holes require consent if installed within 40 metres of the
TransGas RoW or 75 metres of a TransGas surface improvement. Please contact Joann Xie, TransGas Pipeline
Engineering at (306)533-1230 at your earliest convenience to discuss the timing of the proposed subdivision.
Yours truly,

TRANSGAS LIMITED
Crossing Coordination, Support Services

This chart is intended to a guide with respect to TransGas Limited natural gas pipeline set backs and corridors. It is the reader's responsibility to ensure
that all requirements have been met before initiating any project. All recommendations include an assessment of risk and projected outcomes, which
may not be acceptable to all users, in all circumstances. It is not a substitute for the full text of the applicable acts and regulations. Requirements
change over time. The reader is invited to contact SaskEnergy or TransGas, or to seek independent evaluations, as required.
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9. Discretionary Use Application(s)
a) DISCRETIONARY USE 2021/09
Owner/Applicant:
Legal Land Description:
Council Division:
File Manager:

Deanna Braun and Tenille Hanson
Parcel A, NW 6-38-5-W3
7
Kristie Muzyka
Discretionary Use – Garden Suite

1.

Proposed Development:

2.

Recommendation:
“That the application of Deanna Braun and Tenille Hanson to establish a Garden Suite as a
discretionary use on Parcel ‘A’, NW 6-38-5-W3 be APPROVED, subject to:
i.
The applicant being responsible for all costs associated with the discretionary use
application;
ii.
The applicant obtaining the necessary approvals and complying with the requirements
and recommendations of all government ministries and agencies including but not
limited to the Saskatchewan Health Authority;
iii.
The construction of any buildings on site shall require the approval of a development
and building permit from the R.M. of Corman Park;
iv.
Provision or relocation of utility services is at the applicant’s expense and
responsibility to the satisfaction of the affected ductility departments;
v.
The use shall be valid for a maximum of four (4) years from the date of approval, at
which time the use shall be discontinued or a new application applied for including
any fees for the continued use of the Garden Suite; and
vi.
The installation of any new plumbing and sewage systems shall be permitted,
inspected and approved by the Saskatchewan Health Authority.”

3.

Summary:
 The subject property is 4.069 ha (10.05 ac) and zoned D-Country Residential 1 District
(DCR1) and is located within the Saskatoon Future Growth Sector.
 The applicant is one of the landowners and currently lives in the existing dwelling on the
property along with the other landowner, her daughter-in-law and her son.
 The applicant requires care and assistance as provided by her family due to a workplace
injury and surgery. A doctor note supporting the applicant’s need to continue receiving
care from her family members has been provided and is appended to this report.
 The applicant plans to build the garden suite on-site subject to a building permit application
being made to and approved by the R.M. of Corman Park.
 As the existing residence uses a pump out for sewage, the applicant plans to install a
septic tank for the garden suite and will apply for appropriate sewage permits through
Saskatchewan Health Authority (SHA) during the building permit stage.
 The applicant has a piped water connection for their existing residence, but based on the
temporary nature of the garden suite and the location, plans to have a holding tank and
haul their own water to the garden suite.

34



4.

The proposed garden suite conforms to the Corman Park – Saskatoon Planning District
Official Community Plan and Zoning Bylaw

Bylaw Compliance:

Corman Park – Saskatoon Planning District Official Community Plan (OCP):
Section
Policy
Compliance
2.1.1

The subject site is located within the designated future
growth sector of the City of Saskatoon.

Yes

2.1.2

The application is for a garden suite which is a temporary
use according to bylaw and does not increase intensity of
the property land use.

Yes

5.2.2

The applicant will obtain appropriate sewage permits as
recommended by SHA for the garden suite during the
building permit stage.

Yes

5.2.4

The proposed location of the garden suite meets all
setbacks and area requirements.

Yes

5.2.5

There are no plans to alter drainage or landscaping for the
garden suite.

Yes

5.3.1 / 5.3.3

The parcel has legal and physical access to Range Road
3060.

Yes

5.3.2

The subject parcel is not deemed to be on hazard lands.

Yes

5.3.5

The proposed location of the garden suite is not located
within any of the separation distances noted in this policy.

Yes

8.1.1

The applicant will be responsible for all costs associated
with providing water and sewage services.

Yes

8.2.1

The proposed suite will be located on a site with existing
access off of Range Road 3060.

Yes

10.1.

Online screening showed no heritage sensitivities on the
subject property. The yard site is already developed and
therefore no referrals were made to the Ministry of
Environment.

Yes
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Corman Park – Saskatoon Planning District Zoning Bylaw
Section
Policy

3.4.1. c)

The applicant has provided confirmation from their doctor
that they require ongoing care from family members
currently residing on-site in the existing residence.

Compliance

Yes

a) The proposed garden suite is a discretionary use in the
DCR1 Zoning District.
3.4.2.

b) The garden suite will tie into existing access roads and
approaches on the lot, but will require separate tanks for
sewage and water.

Yes

3.7.1

The subject site is already an existing residential yard site.
The subject quarter section is deemed not heritage
sensitive in online heritage screening. An online screening
through HabiSask indicated no species of concern in the
subject area.

Yes

3.11.2.

Applicant has not yet applied for a building permit and will
apply for appropriate SHA permit for sewage at building
permit application stage.

Yes

3.16

The subject site does not appear via aerial imagery to
have flooding or drainage concerns therefore additional
grading and leveling of the site is not proposed. Upon
construction the applicant will need to grade away from the
structure and ensure it does not adversely affect adjacent
lands.

Yes

3.21.4.

The yard site has frontage on Range Road 3060, allweather municipal road.

Yes

3.21.6

The application was not referred to the R.M.’s Public
Works Director, as the site for the proposed use already
has an existing approach off of Range Road 3060 and no
increase in traffic will occur as a result of this application

Yes

3.21.12

The applicant will install a water holding tank and haul
water from a water filling station.

Yes

4.1.2

The applicant provided evidence from their physician that
they require the care of family members currently living on
site in the existing residence.

Yes
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4.1.3 / 4.1.4

While the applicant is waiting upon discretionary use
approval to submit a building permit, the proposed garden
suite is to be 1185 sq. feet and one story tall. Construction
details and conformance with the Zoning Bylaw will be
addressed at the building permit stage.

Yes

4.1.5

The site is already serviced by existing utilities. There is a
piped water connection servicing the existing residence.
The existing residence uses a solids collection and
disposal along with a liquids pump out system for sewage.
The proposed garden suite will use a water storage tank
and haul water to location and obtain a permit for a
sewage holding tank.

Yes

a) / b) The yard site is well treed from view from Range
Road 3060 and adjacent properties.
4.1.6

4.1.7 / 4.1.8

c) The garden suite will house one occupant who already
lives on the subject property
The applicant is aware they will need to apply for renewal
for the use of the garden suite after a four year period. The
applicant will enter into any agreements as required upon
approval of the use and upon applying for a building
permit.

Yes

Yes

Schedule D: D-Country Residential 1 Districts (DCR1)
Section

Policy

Compliance

3.4

The proposed garden suite is a discretionary use in the
DCR1 zoning district.

Yes

6.1

The proposed garden suite will be accessory to the
principal dwelling use of the site.

Yes

8.0

The proposed location of the garden suite meets required
setbacks and will be confirmed at the building permit
application stage.

Yes

8.1

The garden suite is considered a temporary and
accessory use and will exist on an existing agricultural
residential yard site within the quarter section, therefore
not adding an additional building site.

Yes
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8.3

The existing site area of the parcel is 10.05 acres, which
is above the maximum site size of 10.0 acres for a
discretionary use, but the parcel has existed prior to 2013
and the yard site dates back to 1972 with original house
construction.

Yes

5.

Interdepartmental Implications:
The application was not referred to the R.M.’s Public Works Director, as the site for the
proposed use already has an existing approach and no increase in traffic will occur as a result
of this application.

6.

Financial Implications:
The applicant will be responsible for all costs regarding the discretionary use process.

7.

Legal Implications:
A development agreement will need to be executed between the R.M. and the applicant to
address the standards and regulations of the proposed discretionary use of the garden
suite.

8.

Alternative Options:
Council may defer consideration of the application [pending further review where required or
it may deny the request for the discretionary use thus eliminating the applicant’s ability to
proceed with the garden suite.

9.

Public Consultation Summary:
Fourty-four (44) discretionary use comment sheets were mailed to landowners within 1.6km
(1 mile) of the proposed site for the garden suite. To date there have been four comment
sheets returned and all have cited no concerns with the proposed use.

10. Regulatory Correspondence:
Garden suites are on the omitted referrals list and therefore the City will not need to provide
formal comments on this application.
No further referrals were made to Ministry of Environment or Heritage as the quarter section
did not show any considerations through online screening tools and the yard site is already
developed.
11. Other Considerations:

N/A
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b) DISCRETIONARY USE 2020/34
Owner/Applicant:
Legal Land Description:
Council Division:
File Manager:

Overpass Farms Inc.
Parcel ‘D’, SW 33-37-5-W3
6
Michelle Reiter

1. Proposed Development:

Discretionary Use - Industrial Complex

2. Recommendation:
“That the application of Overpass Farms Inc. to establish an Industrial Complex as a
discretionary use on Parcel ‘D’, SW 33-37-5-W3 be APPROVED, subject to:
i.
Prior to release the applicant submitting a detailed and dimensioned final site plan
indicating the parking and landscaping requirements are met;
ii.
Approval of the subdivision application R0073-17S, and registration of the Certificate
of Approval with Information Services Corporation (ISC) to create Lot 2, Block 8, SW
33-37-5-W3;
iii.
The applicant being responsible for all costs associated with the discretionary use
application including the provision of double permit fees as the use has continued
without approval;
iv.
Any licensed vehicles will be required to obtain haul permits from the Municipality prior
to hauling any overweight loads on R.M. roads;
v.
Obtaining the necessary approvals and complying with the requirements and
recommendations of all government ministries and agencies including, but not limited
to the Ministry of Highways and the Saskatchewan Health Authority;
vi.
All outdoor storage must be screened from view from adjacent municipal roadways
and public lands by a solid fence, landscape materials, berm, vegetative plantings or
any combination of the above at least two (2) metres in height;
vii.
The applicant applying for and obtaining a separate development permit to establish
any use in any of the leasehold spaces within the Industrial Complex;
viii.
Provision for or relocation of utility services is the responsibility of the applicant and
at their expense, to the satisfaction of the affected utility departments;
ix.
The applicant applying for and obtaining a building permit to bring the interior
alterations to the existing building into conformance with the District Zoning Bylaw and
Municipal Building Bylaw within 3 months of approval;
x.
The applicant applying for and obtaining a development and building permit for any
alteration to the existing building or new construction on site; and
xi.
The applicant entering into a development agreement with the Municipality to define
the intensity of development, landscaping plan requirements and to employ any other
conditions necessary to satisfy the relevant requirements of the Corman ParkSaskatoon Planning District Zoning Bylaw, which shall be registered by way of an
interest upon the property title.”

47

3. Summary:
•

•
•

•

•

•

•

The subject property is currently comprised of 8.86 ha (21.87 ac) and zoned D-Light
Industrial District 1 (DM1) within the East Cory Light Industrial Park. The property is
currently undergoing subdivision; the Commission may recall endorsement of the
subdivision application at the May 6, 2020 meeting, with approval received from R.M.
Council on May 25, 2020. Upon approval, the subject property will be identified as Lot 2,
Block 8, SW 33-37-5-W3, comprised of 1.01 ha (2.50 ac). The Certificate of Approval is
currently outstanding however as this is an outstanding enforcement file that required the
four lot subdivision to be considered, R.M. Administration is now recommending approval
subject to conditions.
The applicant is seeking to legitimize the existing site and building as an Industrial
Complex consisting of multiple leasehold spaces on site and within the building.
Permit 141/2008 was issued on August 1, 2008 for a 10,080 sq. ft. industrial building for
the purpose of clean fill storage, and cold storage. The Plan Exam issued for the permit
notes the structure was for cold storage only and that any interior development or heating
of the building will require additional permits. The permit was closed on April 15, 2011.
Internal development has occurred within the structure prior to receipt of building and
development permits, creating five leasehold spaces. The applicant has provided plans
for the internal development and is working through the permitting process with R.M.
Administration.
Approval for the existing building was granted while the property was zoned D-Agricultural
1 District (DAG1). The setback of the existing structure from the property boundary
flanking Cory Crescent South is approximately 16m. The requirement under the DM1
Zoning District is to be 20m from internal subdivision roadways. As the structure was
originally approved under the DAG1 Zoning District, the structure is considered legal nonconforming.
Based on the site plan provided by the applicant there are a number of holding tanks
located on the property, for which the R.M. has no record of receiving. Further review will
occur during the building permit process, to ensure compliance with the Saskatchewan
Health Authority (SHA) regarding septic systems and proper disposal.
There are currently three tenants located within the Industrial Complex, which are deemed
to each be a Business Support Service, a permitted use under the District Zoning Bylaw.
R.M. Administration has received applications for development permits to legitimize these
businesses.
The application meets the requirements, as stated in the Corman Park-Saskatoon
Planning District Official Community Plan and Zoning Bylaw.

4. Bylaw Compliance:
Corman Park - Saskatoon Planning District Official Community Plan
Section
Policy
Compliance
While the use is new, it exists on a lot within a previously
2.1
approved industrial park therefore there are no concerns
Yes
with impacts to the future growth sector of Saskatoon.
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3.1.1.,
3.1.3, 3.1.4
& 3.1.5.

3.3.3.

3.4.1.

3.5.2.

8.2.1

8.2.3

The Industrial Complex is located on lands zoned D-Light
Industrial District (DM1), within the existing East Cory
Light Industrial Park.
The proposed Industrial Complex approval does not
change the existing drainage network of the site as no new
buildings are being proposed on site at this time.
Access to the property is via existing approaches from the
internal subdivision roadway, Cory Crescent South and
from Cory Road.
As the internal development of the structure to create five
leaseholds has occurred prior to receipt of building
permits, the applicant will be required to bring the
structure into compliance with provincial and federal
legislation, including the National Building Code,
Saskatchewan Fire Code Regulations and The Fire
Prevention Act. A condition of approval has been provided
within the recommendation.
No upgrade to municipal services is required; the
applicant is responsible to upgrades to any private utility
systems.
The industrial complex utilizes the roadway efficiently as
accesses are minimized.

Corman Park – Saskatoon Planning District Zoning Bylaw:
Section
Policy
The subject property will be required to landscape in
accordance to the District Landscape Guidelines. As a
3.18.
condition of approval, a detailed and dimensioned final site
plan will be required.

3.19.

3.20.4.

The application does not include provisions for existing or
proposed signage at this time; should future attached or
free-standing signage be proposed on the subject property,
permits will be required from the R.M., prior to placement
or construction activities occurring.
One and one-half (1 ½) parking spaces for every 90m² (969
ft²) of gross floor area are required, but there shall not be
less than one (1) parking space for every three (3)
employees. The existing building would require 16 parking
stalls and one barrier free parking stall. While it appears
that sufficient parking is provided an updated site plan has
been requested as a condition of approval.

Yes

Yes

Yes

Yes

Yes

Yes

Compliance

Yes

Yes

Yes
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3.21.4.

The subject property will maintain the existing access off of
Cory Road and Cory Crescent South.

Yes

3.21.6.

The existing access to the site is to the satisfaction of the
R.M. Director of Public Works.

Yes

3.21.12.

The subject property has access to potable water via an
Intervalley Water curb stop located adjacent to Cory Road.

Yes

Schedule K – D-Light Industrial 1 District (DM1)
Section
Policy
An Industrial Complex is a discretionary use within the
DM1 Zoning District. The existing tenants are each
3.4.
considered to be a Business Support Service, which is a
permitted use in the DM1 Zoning District.

8.1.

8.4.

9.1.

10.

The subject property exceeds the minimum site area
required for a permitted or discretionary use of 0.8 ha (2.0
ac). Parcel ‘D’, is currently comprised of 8.86 ha (21.87
ac); Proposed Lot 2, Block 8, will be comprised of 1.01 ha
(2.5 ac) and will continue to exceed the minimum site
area for a discretionary use.
The setback of the existing structure from the property
boundary flanking Cory Crescent South is approximately
16m. The requirement under the DM1 Zoning District is
to be 20m from internal subdivision roadways. As the
structure was originally approved under the DAG1 Zoning
District, the structure is considered legal non-conforming.
The site plan included with the application and appended
to this report denotes space available for loading and
unloading areas.
The applicant has provided a site plan which notes
landscaping for the property. As a condition of approval,
a detailed and dimensioned final site plan will be required.

5. Interdepartmental Implications:

Compliance

Yes

Yes

Yes

Yes

Yes

N/A

6. Financial Implications:
The applicant will be responsible for all costs regarding the discretionary use application
process, including the provision of double fees as the use continued prior to approval.
7. Legal Implications:
The applicant will be required to enter into a development agreement as a condition of
approval to secure the legal and financial conditions of Council’s approval. This agreement
will define the intensity of development by prescribing the maximum number of leaseholds.
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8. Alternative Options:
Council may defer consideration of the application pending a further review where required.
Discretionary use applications that are denied cannot be appealed, whereas discretionary use
applications that are approved with conditions can be appealed by the applicant, an individual,
or a group.
9. Public Consultation Summary:
A notice of application and comment sheet were sent out to all landowners within 1.6 km (1
mile) of the proposed site. A total of 44 notices were mailed out during the consultation period.
To date two (2) comment sheets have been returned, both indicating no concern. The
comments forms have been appended to this report.
The Ministry of Highways was included as a landowner during the public consultation. Their
comments are currently outstanding.
10. Regulatory Correspondence:
City of Saskatoon: The City was referred the application; their comments have been received
and note there have been no concerns identified by Saskatoon Water, related to stormwater
and wastewater management. There are no objections raised related to the discretionary use,
however, the future Saskatoon Freeway Phase 1 Functional Plan may impact future
development. The City is supportive of bringing the Industrial Complex into compliance with
the District Bylaws.
Saskatchewan Health Authority (SHA): The Saskatchewan Health Authority (SHA) was not
referred the application, however a review of the property will be required during the building
permit process. Based on the site plan provided by the applicant and appended to this report,
there are a number of holding tanks located on the property, for which the R.M. has no record
of receiving.
11. Other Considerations:

N/A
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10. Textual Amendments:
None

11. Other:
a) R.M. Floodplain Policy Update
A portion of the South Saskatchewan River runs through the Planning District and the bounds
of the river’s adjacent flood plain was recently confirmed through a two-dimensional hydraulic
model and flood hazard mapping study. The work was completed by Barr Engineering and the
final report was received by Corman Park Council on February 25, 2018. A map showing the
flood plain for the regulatory 1:500 year event is attached to this report.
The current R.M. and District Official Community Plan (OCP) and Zoning Bylaw contain a
number of policies related to development in the flood plain which are outdated, do not meet
current Statements of Provincial Interest (SPI) and do not relate the results of the hydraulic
modelling. Updates are required to provide an adequate policy framework to regulate
development and subdivision in the flood plain.
Corman Park funded these policy updates as part of the 2021 R.M. planning department budget
and work plan. Stantec, as the lead consultant with support from Wallace Insights as a sub
consultant, was awarded a contract to complete this work beginning on January 18, 2021.
The project website is http://rmcormanpark.ca/307/Flood-Plain-Policy-Updates.
More information will be provided to the DPC once available (the intent is to communicate with
the DPC in phases 1 and 4) however since it is expected that the project will result in
amendments to the P4G OCP and Zoning Bylaw, the item is proposed by R.M. Administration
to be added to the ‘Business ‘Arising’ section of the agenda so a regular update can be provided.
However should the DPC advise this is not required, updates would only be brought forward at
milestone events as a general agenda item.
The following outlines the phased approach to the work plan.
Phase 1 – Background Compilation Review and Analysis (January – February 2021)
This phase includes reviewing the study area to better understand the issues at hand. Stantec
will produce a background report while also compiling best practices for development standards
and policies across Canada.
Phase 2 – Community and Stakeholder Consultation (March – May 2021)
This phase includes creation of a communication and engagement plan. The engagement plan
will focus on sharing information about the flood plain and the importance of this study as it
relates to emergency planning for safe and resilient developments.
Phase 3 – Draft Options and Bylaw Regulations (May – June 2021)
This phase focuses on developing draft policy options and development regulations that would
form the amendments to the OCPs and Zoning Bylaw. A workshop will be held to discuss the
background report and public consultation results.
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Phase 4 – Draft Policy Options and Development Regulations (September – November 2021)
This phase includes presenting draft policies and development regulations to the public.
Following meetings with the public, the draft policies and development regulations will be revised
as required. Final draft policies will then be created and presented to Corman Park.
Phase 5 – Prepare Amendments (November 2021)
The last phase includes preparing the OCP and Zoning Bylaw amendments and associated
zoning map amendments. These amendments will be presented in a form satisfactory to Corman
Park and in keeping with the SPIs.
Commission Recommendation:
“That the R.M. municipal flood policy study policy update be received as information and that
item be added to the ‘Business Arising’ section for regular updates.”
Attachment: Flood Plain Map for the 1:500 Flood Event
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b) R.M. Staffing Update
Effective February 17, 2020 Vanessa Wellsch is no longer with the R.M. planning department.
Our new Planner II is Jessica Mitchell who graduated from the University of Saskatchewan in
2018 and previously worked for the R.M. of Edenwold. She started March 22, 2021 and is
working in the policy section. Kristie Muzyka who was previously in the policy section is now in
development review and will be taking over Vanessa’s development review position with Jessica
backfilling Kristie in policy.
Joel Cardinal is the new R.M. Director of Public Works as of March 16, 2021; he replaces Craig
Habermehl who resigned to take over the family farm. Joel has previous experience in
municipalities in both Saskatchewan and Alberta.
Adam Tittemore, Administrator will no longer be with the R.M. as he took a position with the City
of Saskatoon. His last day with Corman Park will be April 14, 2021. A recruitment for his
replacement is underway.
Recommendation:
“That the R.M. staffing update be received as information.”

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

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

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

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

Brittney Beckie
Planner II
bbeckie@rmcormanpark.ca
(306) 978-6450

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

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

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

Michelle Reiter
Development Officer
mreiter@rmcormanpark.ca
(306) 975-1648
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