AGENDA
Meeting of the P4G District Planning Commission
Wednesday, August 3, 2022 at 11:45 a.m.
Zoom meeting link:
https://us02web.zoom.us/j/87177959888?pwd=RkkwaHVPb3pIcnRHd21EL3Y4VzhIZz09
Zoom Meeting ID: 871 7795 9888
Password: P4GDPC
Agenda Item

Page #

1. Call the Meeting to Order
2. Land Acknowledgement

1

3. Approval of the Agenda
4. Approval of the Minutes of the July 6, 2022 Meeting

Attached

5. Declaration of Conflict of Interest
6. Business Arising from the Minutes
a) North Concept Plan – Nothing New to Report
b) South East Concept Plan – New update
c) R.M. Flood Plain Policy Update – New update
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2
3

7. Rezoning Application(s)
a) None
8. Rezoning & Subdivision Application(s)
a) R. & M. Press - LSD 3 & 6, SW 18-37-6 W3
b) R. Richardt - SW 2-36-5 W3
c) UFA Co-operative Ltd., on behalf of E. Fortnum - NE 3-38-6 W3
9. Subdivision Application(s)
a) None
10. Discretionary Use Application(s)
a) None
11. Textual Amendments
a) None
12. Other
a) Delegation: Bryan Gray, Lead Consultant, Urban Systems – South East
Concept Plan– immediately following Item 6b)
13. Adjournment

5
16
33

1. Call the Meeting to Order

2. Land Acknowledgement
The assembly here today acknowledges this gathering is taking place on Treaty 6 Territory
and the traditional homeland of the Métis. We wish to reaffirm our commitment to honour the
Treaty relationship and work together in partnership, by sharing the following statement from
the P4G Official Community Plan:
“Achieving the vision for the future will be based on ongoing collaboration and
partnerships between the P4G municipalities, First Nations and Métis communities, as
well as other organizations in the community. We commit to respecting diversity and
inclusion, pursuing integrated, coordinated approaches to managing regional
opportunities and challenges to benefit all people in this region.”
In the spirit of reconciliation, we will conduct our business today with trust, understanding and
humility respecting the Cree, Dene, Nakota, Lakota, Dakota and Saulteaux nations as well as
the Métis and Michif.
3. Approval of the Agenda

4. Approval of the Minutes of the July 6, 2022 Meeting – Emailed with agenda
5. Declaration of Conflict of Interest

6. Business Arising from the Minutes:
Commission Recommendation:
“That the updates on the Business Arising from the Minutes be received as information.”
a) North Concept Plan – Nothing New to Report
The North Concept Plan was brought to DPC for consideration at the May 4, 2022 meeting. The
DPC voted in favour of the recommendation to approve the North Concept Plan and direct
Administration to prepare the necessary bylaw amendments to append the North Concept Plan
to the District Official Community Plan (DOCP).
At the June 20, 2022 R.M. Council meeting, the North Concept Plan bylaw amendments were
deferred as a wording change to the plan was requested. The request was to change the words
‘City of Saskatoon (COS) design standards’ to ‘regional design standards’. The proposal was
discussed at the June 23, 2022 P4G Regional Oversight Committee (ROC) meeting and P4G
Administrations were directed to draft amended wording to acknowledge the need to use
standards of the adjacent urban municipality until regional standards are developed. The work to
revise the wording of the plan is underway, with additional discussions expected at the August 25
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ROC meeting. First readings, advertising and public hearings will proceed at a later date subject
to acceptance of revised wording.
The North Concept Plan will remain a standing item under Business Arising from the Minutes until
the adoption process is complete. DPC will continue to receive updates as the North Concept
Plan proceeds through the formal adoption process.

b) South East Concept Plan (SECP) – New Update
The SECP began in January 2021 as a joint project between Corman Park and Saskatoon, with
Urban Systems Ltd. as the project consultant. The concept plan area includes lands located south
of Saskatoon between Highways 11 and 16. During the development of the P4G district land use
map, the study area was identified as requiring further investigation and analysis to finalize
feasibility and timing of rural, urban and interim development and servicing.
The project website is https://www.rmcormanpark.ca/318/South-East-Concept-Plan.
The municipal partners and project consultant recently completed engagement that focused on
Corman Park’s proposed rural growth node (highlighted on the map below). The purpose of this
engagement was to present and obtain feedback on the vision and proposed new land use
categories for the rural growth node as well as the various, high level options for potable water,
stormwater management/drainage and sanitary (sewage/waste water) servicing.
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In addition to an in-person and virtual session that was held on June 22, 2022 at Lakeview Church
on Glazier Road in the study area, one-on-one meetings were held with area landowners,
stakeholders and rightsholders, including English River First Nation. The project team spoke with
a range of interested developers, realtors and area residents in the proposed rural growth node
area to ensure that a range of questions, concerns and aspirations were captured.
Throughout the engagement process, the land owners, rights holders and other stakeholders
were generally supportive of the concept of a rural growth node at this location. Questions or
concerns from stakeholders include the timing and cost of servicing, requirements to build
broader, regional servicing facilities as part of their developments, as well as municipal standards
to achieve the “semi-urban” density levels and servicing that Corman Park envisions for the area.
In terms of next steps, public consultation for the entire study area is being planned for late August
to early September, to coincide with completion of the draft SECP. A series of one-on-one
meetings are planned for landowners, rightsholders and stakeholders located in the study area
north of the CNR tracks (i.e. Cowessess First Nation and Greenbryre residents and shareholders)
to ensure that we obtain their feedback on the content and recommendations of the draft plan.
Building on the work that was done for P4G District Official Community Plan (OCP), through the
drafting of the SECP, Corman Park and Saskatoon are exploring options to further define future
municipal growth areas, and inter-municipal, regional interim and long-term servicing strategies
for the study area.
Bryan Gray, lead project consultant from Urban Systems Ltd., will attend the DPC meeting to
present, along with Corman Park Administration, an overview of the engagement materials and
what we heard from engagement, to ensure that DPC members are aware of the vision, proposed
land uses and servicing recommendations that are being developed for the SECP.
The project consultant will deliver another presentation to DPC once the final draft plan is
complete, which is anticipated to be in October.

c) R.M. Flood Plain Policy Update – New Update
The boundaries of the South Saskatchewan River’s flood plain located in the P4G Planning
District were confirmed through a two-dimensional hydraulic modelling and flood hazard mapping
study in 2018. The flood plain maps showed the delineated flood way and flood fringe areas for
the regulatory 1:500 year flood. The Statements of Provincial Interest (SPI) dictate that areas
within the 1:500 year flood fringe may be developed subject to conditions while areas within the
floodway are restricted from development.
In 2021, Corman Park contracted Stantec to undertake an update to the flood plain policies within
the R.M. and Planning District OCPs and Zoning Bylaws. The purpose of the policy update was
to ensure that there is an appropriate policy framework to regulate existing and future
development within the flood plain that meet the SPI.
The DPC will recall that a scope change was executed in June 2022 with the consultant to conduct
additional modelling of select candidate areas within the flood plain to identify cumulative
upstream and downstream hydraulic impacts and how additional development within candidate
areas may affect river flows and safe building elevations for both new and existing development.
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The additional work began recently and the first iteration of the model has been completed.
Corman Park Administration is reviewing the results of the modelling and determining the next
steps with the consultant including the need for a second round of modelling; additional updates
will be provided to the DPC once available.
7. Rezoning Application(s):
None
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8. Rezoning & Subdivision Application(s)

a) R. & M. Press - LSD 3 & 6, SW 18-37-6 W3

SUBDIVISION: 2022/40
BYLAW: 19/22
Owner/Applicant:
Legal Land Description:
Council Division:
File Manager:

Madeline & Robert Press
LSD 3 & 6, SW 18-37-6-W3
4
Kristie Muzyka

1. Proposed Development:

Subdivision & Rezoning

2. Recommendation:
“That the application of Madeline and Robert Press to rezone a portion of SW 18-37-6-W3
from D-Agricultural District 1 (DAG1) to D-Agricultural Residential 1 District (DAR1) and
subdivide two 5 acre (2.02 ha) parcels labelled as Parcel ‘A’ and Parcel ‘B’ as shown on the
Plan of Proposed Subdivision prepared by Meridian Surveys Ltd. dated April 26, 2022 be
APPROVED subject to:
i.
The applicant being solely responsible for all of the costs of the rezoning and
subdivision process, including the provision of Municipal Reserve in the form of cashin-lieu;
ii.
The applicant will be required to enter into a servicing agreement for the remittance of
the required subdivision servicing fees;
iii.
The installation of any new plumbing and sewage systems shall be permitted,
inspected and approved by the Saskatchewan Health Authority;
iv.
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, the Ministry of Highways and the Ministry of Parks, Culture and Sport;
v.
The property owners shall not block, divert, or otherwise alter natural drainage patterns
without prior consent from the Water Security Agency;
vi.
Any new approaches to Parcel ‘A’, Parcel ‘B’ and the remnant shall be constructed
subject to consultation with, and approval from, the R.M. of Corman Park;
vii.
The construction of any buildings on Parcel ‘A’, Parcel ‘B’ or the remnant shall require
the approval of a development permit and building permit from the R.M. of Corman
Park;
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; and
ix.
Bylaw 19/22 receiving Ministerial approval from the Ministry of Government Relations.”
3. Summary:
• This application is for the subdivision and rezoning of two undeveloped 2.02 ha (5 acre)
parcels from a 32.36 ha (79.97 acre) parcel.
• The source parcel is zoned D-Agricultural District 1 (DAG1). Rezoning of proposed
Parcels ‘A’ and ‘B’ to D-Agricultural Residential District 1 (DAR1) will be required to support
the subdivision.
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•

•

•

This application is located in Agriculture lands on the District Land Use map of the P4G
Official Community Plan (OCP) and not located in any future urban growth areas and has
no special overlays or policy considerations.
If approved, proposed Parcels ‘A’ and ‘B’ have legal access off Township Road 372. The
remnant parcel has legal and physical access off Township Road 372. A 5m road widening
easement is required to be registered to title along the length of the source parcel along
Township Road 372 as the current road allowance is only 20m.
This application meets the requirements as stated in the P4G District Official Community
Plan and Zoning Bylaw.

4. Bylaw Compliance:
P4G District Official Community Plan (OCP):
Section
6.3.4

6.3.5

7.3.2

8.3.1

10.3.1

Policy
Online review of proposed Parcels ‘A’ and ‘B’ with the
Ministry of Environment’s HABISask tool shows no
species or habitats of concern in the area of the proposed
subdivisions.
Proposed Parcels ‘A’ and ‘B’ will be located on land
previously disturbed by agricultural activities. The
Heritage Conservation Branch online screening tool
shows this location is not heritage sensitive and the
HABISask online screening tool shows no species or
habitats of concern in the subject area. Development of
these parcels as single parcel country residential sites is
not expected to impact any known natural or heritage
resources.
The locations for proposed Parcels ‘A’ and ‘B’ are not on
any known hazard lands.
There are no significant drainage systems identified in the
vicinity of proposed Parcels ‘A’ and ‘B’ that would be
affected by single parcel residential development on these
sites. While the extent of groundwater resources is not
known in the subject area, the development of two single
parcel residences is not expected to have a significant
impact to overall water resources in the area. If there are
known issues at the time of development, further
assessments may be required.
Proposed Parcels ‘A’ and ‘B’ are adjacent to agricultural
land use with other agricultural residential yard sites in the
surrounding area. Parcels ‘A’ and ‘B’ are compatible with
the surrounding uses.
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Compliance
Yes

Yes

Yes

Yes

Yes

Section
10.3.3

11.3.1

11.3.2

Policy
Proposed Parcels ‘A’ and ‘B’ are not within a Future Urban
Growth Area.
Proposed Parcels ‘A’ and ‘B’ are located in the south west
corner of the source parcel and leave enough space for
agricultural use between the existing farm yard site and
the proposed parcels for ease of continued agricultural
use. Proposed Parcels ‘A’ and ‘B’ will be the only
subdivisions permitted from the source parcel, therefore
there will be no further fragmentation of agricultural land if
this application is supported.
c) Up to three agricultural residential building sites are
permitted per 80 acre parcel in this area, therefore
proposed Parcels ‘A’ and ‘B’ will be the only agricultural
residential subdivisions permitted from the source parcel.
With the existing residential building site on the source
parcel, if approved, Parcels ‘A’ and ‘B’ will be the second
and third residential building sites permitted from the
source 80 acres and no further residential building sites
will be allowed.

Compliance
Yes

Yes

Yes

a) There are no identified significant wildlife habitats in the
subject parcel area and the land has been previously
disturbed by agricultural activities.
11.3.4

b) The existence of two single agricultural residential sites
will not contribute to degradation of ecological or
hydrological systems in the subject area.

Yes

c) There are no hazard lands identified in the area of
proposed Parcels ‘A’ and ‘B’.

11.3.5 &
11.3.6

25.3.4

26.3.2

Proposed Parcels ‘A’ and ‘B’ are located in the south west
corner of the source parcel and leave enough space for
agricultural use between the existing farm yard site and
the proposed parcels for ease of continued agricultural
operations.
The applicant is proposing mounds or holding tanks for
parcels ‘A’ and ‘B’. The applicant will be required to obtain
permits from the Saskatchewan Health Authority (SHA) at
the time a development application is made for the site.
There are no known drainage concerns in the subject
parcel area. Proposed development will be further
reviewed for potential drainage impacts at the time an
application for development is made.
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Yes

Yes

Yes

Section
27.3.3

27.3.4 &
27.3.5

27.3.9

29.3.1

Policy
Proposed Parcels ‘A’ and ‘B’ have legal access to
Township Road 372. A 5m road widening easement is
required to be registered to title on the source parcel
adjacent to this road to meet R.M. road standards.
Proposed Parcels ‘A’ and ‘B’ have legal access to
Township Road 372, an all-season road maintained year
round.
A 5m road widening easement is required to be registered
to title for the source parcel adjacent to Township Road
372 to bring the road allowance up to existing R.M. of
Corman Park road standards.
The applicant will be required to enter into a servicing
agreement for the remittance of the required subdivision
servicing fees.

Compliance
Yes

Yes

Yes

Yes

P4G Planning District Zoning Bylaw:
Section
3.21

3.22.2

3.28.1

3.30.1

3.31.1

Policy
Proposed Parcels ‘A’ and ‘B’ will be required to submit an
application for an approach at the time of development to
the R.M. of Corman Park.
Proposed Parcels ‘A’ and ‘B’ have frontage on and
direct legal access to Township Road 372. At the
time of development, the applicant will be required to
submit an application for an approach to the R.M. of
Corman Park.
The applicant has indicated that the site has accessibility
to power, gas and telecommunications services. The
landowner will be solely responsible for the cost to
connect to or upgrade these services.
The land owner is required to obtain a permit from the
SHA for the installation of appropriate sewage disposal
systems prior to development. The applicant has indicated
that mounds or holding tanks will be considered for the
proposed parcels.
The applicant has indicated that private wells will service
both sites with potable water.
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Compliance
Yes

Yes

Yes

Yes

Yes

Section 6.5: D-Agricultural Residential 1 District (DAR1)
Section
6.5.2

Policy
A single detached dwelling is a permitted use in this
zoning district.

Compliance
Yes

a) This subdivision application meets the minimum and
maximum site areas of this policy, with the subdivided
sites each being 2.02 ha (5 acres).

6.5.4

c) This subdivision will not exceed the density allowed in
the source 80 acres as per this policy, but no further
subdivision will be permitted after the subdivision of
proposed Parcels ‘A’ and ‘B’ if this application is approved.

Yes

d) Proposed Parcels ‘A’ and ‘B’ each have a site frontage
of 115m, which exceeds the minimum 30m site frontage
required.
e) – g) Any development on proposed Parcels ‘A’ and ‘B’
will be required to meet all setbacks as per this policy.
5. Interdepartmental Implications:
Any new approaches require approval from the R.M. of Corman Park.
6. Financial Implications:
The applicant will be responsible for all costs regarding the subdivision and rezoning process.
A subdivision servicing fee is required for the creation of Parcel ‘A’ and Parcel ‘B’ as they deal
with the subdivision of land without an existing residence. Municipal Reserve in the form of
cash-in-lieu will be required for 0.20 ha (0.49 acres) for the creation of Parcel ‘B’ as required
by the Community Planning Branch of the Ministry of Government Relations.
7. Legal Implications:
The applicant will be required to enter into a servicing agreement for the remittance of the
required subdivision servicing fees. The applicant will be required to enter into an easement
agreement to provide for a 5 metre wide road widening easement which shall run the length
of the source parcel adjacent to Township Road 372.
8. Alternative Options:
The Commission may defer consideration of the application pending further review where
required.
9. Public Consultation Summary:
Notice of the proposed property rezoning will be advertised pursuant to the provisions of The
Planning and Development Act, 2007 if first reading of the proposed bylaw is given.
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10. Regulatory Correspondence:
This application was referred to SaskPower, SaskEnergy/TransGas, SaskTel and the
Saskatchewan Health Authority (SHA) for comment by Community Planning. No responses
have been received to date for any referrals, but Community Planning will add any required
conditions to the Certificate of Approval (COA).
11. Other Considerations:

N/A
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8. Rezoning & Subdivision Application(s)
b) R. Richardt - SW 2-36-5 W3

SUBDIVISION: 2022/40
BYLAW: 18/22
Owner/Applicant:
Legal Land Description:
Council Division:
File Manager:

Robert Richardt
SW 2-36-5-W3
2
Kristie Muzyka

1. Proposed Development:

Subdivision & Rezoning

2. Recommendation:
“That the application of Robert Richardt to rezone a portion of SW 2-36-5-W3 from DAgricultural District 2 (DAG2) to D-Agricultural Residential 1 District (DAR1) and subdivide:
a) one 2.5 acre (1.01 ha) parcel labelled as Parcel ‘B’; and
b) two agricultural holdings;
as shown on the Plan of Proposed Subdivision prepared by GeoVerra Inc. dated March 21,
2022 be APPROVED subject to:
i. The applicant being solely responsible for all of the costs of the rezoning and
subdivision process;
ii. The applicant will be required to enter into a servicing agreement for the remittance of
the required subdivision servicing fees for the creation of Parcel ‘B’;
iii. The installation of any new plumbing and sewage systems shall be permitted,
inspected and approved by the Saskatchewan Health Authority;
iv. 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, the Ministry of Highways and the Ministry of Parks, Culture and Sport;
v. The property owners shall not block, divert, or otherwise alter natural drainage patterns
without prior consent form the Water Security Agency;
vi. Any new approaches to Parcel ‘A’, Parcel ‘B’ and the remnant shall be constructed
subject to consultation with, and approval from, the R.M. of Corman Park;
vii. The construction of any buildings on Parcel ‘A’, Parcel ‘B’ or the remnant shall require
the approval of a development permit and building permit from the R.M. of Corman
Park;
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; and
ix. Bylaw 18/22 receiving Ministerial approval from the Ministry of Government Relations.”
3. Summary:
• This application is to split the 61 ha (150.73 acre) quarter section into two agricultural
holdings of approximately 30.34 ha (75 acres) each, with the west half being labelled as
Parcel ‘A’. A 1.01 ha (2.50 acre) agricultural residential parcel labelled as Parcel ‘B’ is
proposed to be further subdivided from Parcel ‘A’.
• The source quarter section is zoned D-Agricultural District 2 (DAG2). Rezoning of
proposed Parcel ‘B’ to D-Agricultural Residential District 1 (DAR1) will be required to
support the subdivision.
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•

•

•

The west half of this quarter section is designated Urban Residential Neighbourhood on
the District Land Use map of the P4G District Official Community Plan (OCP). The east
half of this quarter section is designated Recreation, Parks and Culture. The
subdivisions are supportable under the policies of these land use designations.
If approved, proposed Parcel ‘B’ will have legal access off Range Road 3052. Parcel ‘A’
will have legal access to both Range Road 3052 and Township Road 360. The remnant
parcel will have legal access off Township Road 360.
This application meets the requirements as stated in the P4G District Official Community
Plan and Zoning Bylaw.

4. Bylaw Compliance:
P4G District Official Community Plan (OCP):
Section

6.3.4

6.3.5

7.3.2

8.3.1

10.3.1

Policy
Online review with the Ministry of Environment’s (MOE)
HABISask tool shows potential conflict with species of
concern in the source parcel area.
This application was forwarded by Community Planning to
MOE for review. The MOE commented that this
application did not warrant a field inventory, but
recommended development take place in early spring or
after mid-August to avoid disrupting any Sprague’s Pipit
nests if they are found in the area.
Proposed Parcel ‘B’, the agricultural residential site, is on
land previously disturbed by agricultural activities. The
Heritage Conservation Branch online screening tool
shows this quarter section is not heritage sensitive.
There are no known hazard lands in the location of
proposed Parcel ‘B’. Proposed Parcel ‘A’ and the remnant
will continue to be used for agriculture.
There are no significant drainage systems identified in the
vicinity of proposed Parcel ‘B’ that would be affected by
single parcel residential development on this site. The
applicant has proposed a water connection to an existing
communal pipeline, which is not expected to impact
groundwater resources in the area. Proposed Parcel ‘A’
and the remnant will continue to be used for agriculture.
Proposed Parcel ‘B’ is adjacent to agricultural land use
with other agricultural residential yard sites in the
surrounding area. Parcels ‘B’ is compatible with the
surrounding uses. Proposed Parcel ‘A’ and the remnant
will continue to be used for agriculture.
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Compliance

Yes

Yes

Yes

Yes

Yes

Section
10.3.3

11.3.1

11.3.4

Policy
b) Proposed Parcels ‘A’, ‘B’ and the remnant are within a
Future Urban Growth area to 1 million.
Proposed Parcel ‘B’ is located in the north west corner of
the source parcel and causes very minimal fragmentation
of the useable agricultural land in the subject quarter
section. The remainder of the quarter section will continue
to be used for agriculture.
a) There are no identified significant wildlife habitats in the
subject parcel area and the land has been previously
disturbed by agricultural activities. This application was
forwarded to the MOE for comment, who responded that
there was no need for a field inventory as a result of this
application, but recommended practices to avoid
disturbing any active nests of Sprague’s Pipits.
b) The existence of a single agricultural residential site will
not contribute to degradation of ecological or hydrological
systems in the subject area.

Compliance
Yes

Yes

Yes

c) There are no hazard lands identified in the area of
proposed Parcel ‘B’.

11.3.5 &
11.3.6

15.3.12

22.3

25.3.4

Proposed Parcel ‘B’ is located in the north west corner of
the source parcel and causes very minimal fragmentation
of the useable agricultural land in the subject quarter
section. The remainder of the quarter section will continue
to be used for agriculture.
b) The west half of the quarter section (Proposed Parcel
‘A’) is within Urban Residential Neighbourhood Area of
growth to 1 million. Up to two agricultural residential
building sites per 80 acre parcel are permitted in this area,
therefore proposed Parcel ‘B’ and the remaining 80 acre
equivalent of Parcel ‘A’ would be eligible for an agricultural
residential building site as per this policy.
The east half of the quarter section is designated as
Recreation, Parks and Culture land use. There are no
agricultural residential provisions in this section of the
P4G OCP. The applicant plans to continue using this
parcel for agriculture purposes at this time.
The applicant is proposing a mound for Parcel ‘B’. The
applicant will be required to obtain permits from the
Saskatchewan Health Authority (SHA) at the time a
development application is made for the site. The
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Yes

Yes

Yes

Yes

Section

26.3.2

27.3.3

27.3.4 &
27.3.5

27.3.9

29.3.1

Policy
remainder of the quarter section is proposed for continued
agricultural use.
There are no known drainage concerns in the area of
proposed Parcel ‘B’. Proposed development will be further
reviewed for potential drainage impacts at the time an
application for development is made.
Proposed Parcel ‘B’ will have legal access off Range
Road 3052. Parcel ‘A’ will have legal access to both
Range Road 3052 and Township Road 360. The remnant
parcel will have legal access off Township Road 360. Both
Range Road 3052 and Township Road are 30m road
allowances with no further upgrades needed at this time.
Range Road 3052 and Township Road 360 which will
service this subdivision application are both municipally
maintained roadways built to current R.M. of Corman Park
standards.
Both Range Road 3052 and Township Road 360 are 30m
road allowances. No further road widening easements are
required as a result of this subdivision application.
The applicant will be required to enter into a servicing
agreement for the remittance of the required subdivision
servicing fees for proposed Parcel ‘B’.

Compliance

Yes

Yes

Yes

Yes

Yes

P4G Planning District Zoning Bylaw:
Section
3.21

3.22.2

3.28.1

3.30.1

Policy
Proposed Parcels ‘B’ will be required to submit an
application for an approach at the time of development to
the R.M. of Corman Park.
Proposed Parcel ‘B’ has frontage on and direct
legal access to Range Road 3052. At the time of
development, the applicant will be required to submit an
application for an approach to the R.M. of Corman Park.
The applicant has indicated that the site has accessibility
to power, gas and telecommunications services. The
landowner will be solely responsible for the cost to
connect to or upgrade these services.
The land owner is required to obtain a permit from the
SHA for the installation of appropriate sewage disposal
systems prior to development. The applicant has indicated
that a mound will be considered for proposed Parcel ‘B’.
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Compliance
Yes

Yes

Yes

Yes

Section
3.31.1

Policy
The applicant has indicated that a connection to the
adjacent water utility line will service the site with potable
water.

Compliance
Yes

Section 6.4: D-Agricultural District 2 (DAG2)
Section
6.4.2

Policy
Proposed Parcel ‘A’ and the remnant will remain zoned as
DAG2 district for continued agricultural use. Agricultural
Operation is a permitted use in the DAG2 zoning district.

Compliance
Yes

a) Proposed Parcel ‘A’ and the remnant are considered 80
acre equivalent parcels which meets the site area for an
agricultural holding as per this policy.
6.4.5

d) – h) Any proposed development on Parcel ‘A’ and the
remnant will need to meet the density provisions, and site
setbacks as stated in these policies.

Yes

Section 6.5: D-Agricultural Residential 1 District (DAR1)
Section
6.5.2

Policy
Proposed Parcel ‘B’ will require rezoning to DAR1 as a
result of this application. A single detached dwelling is a
permitted use in this zoning district.

Compliance
Yes

a) This subdivision application meets the minimum
and maximum site areas of this policy, with the
subdivided area being 1.01 ha (2.5 acres).
c) This subdivision will not exceed the density allowed on
Parcel ‘A’ as per this policy, but only two agricultural
residential building sites or discretionary uses or
combination thereof will be permitted.
6.5.4

There are currently no residential density provisions
specific to Recreation, Parks and Culture land use
designation. The continued land use will be agricultural at
this time.
d) Proposed Parcel ‘B’ has a site frontage of 60.96m,
which exceeds the minimum 30m site frontage required.
e) – g) Any development on proposed Parcels ‘B’ will be
required to meet all setbacks as per this policy.
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Yes

5. Interdepartmental Implications:
Any new approaches require approval from the R.M. of Corman Park.
6. Financial Implications:
The applicant will be responsible for all costs regarding the subdivision and rezoning process.
A subdivision servicing fee is required for the creation of Parcel ‘B’ as it deals with the
subdivision of land without an existing residence. The applicant will be exempt from dedicating
Municipal Reserve as Parcel ‘B’ will be the first residential subdivision from the quarter section.
7. Legal Implications:
The applicant will be required to enter into a servicing agreement for the remittance of the
required subdivision servicing fees.
8. Alternative Options:
The Commission may defer consideration of the application pending further review where
required.
9. Public Consultation Summary:
Notice of the proposed property rezoning will be advertised pursuant to the provisions of The
Planning and Development Act, 2007 if First Reading to the proposed bylaw is given.
10. Regulatory Correspondence:
This application was referred to SaskPower, SaskEnergy/TransGas, SaskTel, Saskatchewan
Health Authority (SHA), Ministry of Environment (MOE), Ministry of Highways (MOH) and
Water Security Agency (WSA) for comment by Community Planning. Community Planning
has indicated favorable responses from most agencies to date will add any required conditions
to the Certificate of Approval (COA). Responses from MOE, WSA and SHA as provided by
Community Planning are summarized below. This application was also forwarded to the City
of Saskatoon (COS) Planning and Development Division for review; however this was done
in error as the application does not require referral under section 2.3.6.a) of the Zoning Bylaw.
Since comments were received they have been included for information. All comments have
been received and are appended to this report.
Ministry of Environment (MOE): Response from the MOE indicated there are no known
occurrences of rare species on the proposed subdivision that would warrant a field inventory,
but one may find the Sprague’s Pipit, a federally listed grassland nesting songbird, displaying
“breeding behaviour” in this habitat. The suggestion from MOE was to either clear vegetation
from the yardsite before nesting takes place or wait until mid-August to initiate development
to avoid disturbing any nests.
Water Security Agency (WSA): WSA indicated the applicant is required to submit a letter to
Community Planning and WSA from SaskWater to confirm water supply is available to service
this subdivision. WSA also indicated that the area is becoming densely populated and adding
more individual, on-site, sewage systems may be a concern.
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Saskatchewan Health Authority (SHA): SHA indicated this subdivision application is in a
low density area, with adequate sensitivity and has no objections to the approval of this
subdivision application.
City of Saskatoon (COS): Comments from the COS indicated that no direct impacts are
anticipated for the proposed subdivision and single residential site and that there are no
concerns with this application proceeding ahead of the South East Concept Plan. It was
suggested that a geotechnical engineer be consulted prior to any development due to the
potential for ground water being a concern and that future drainage infrastructure be built as
close to the range road as possible to leave room for future development.
11. Other Considerations:

N/A
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Planning and Development
222 3rd Avenue North
Saskatoon SK S7K 0J5

www.saskatoon.ca
tel (306) 975-2645
fax (306) 975-7712

July 18th, 2022
Kristie Muzyka, Planner l
RM of Corman Park
111 Pinehouse Drive
Saskatoon SK S7K 5W1
Dear Ms. Muzyka:
Re:

Rural Municipality of Corman Park No. 344
SW 2-36-5-W3
Subdivision and Rezoning
Our File No: PL 4240-3
Your File No: 2022/18

Thank you for referring the proposed subdivision and rezoning application to the City of
Saskatoon (City). The Planning and Development Department understands that the
application is intended to subdivide the 59.49 ha (147.87 ac) south-west quarter section
into two parcels, resulting in a 30 ha (75 ac) easterly parcel and a 29.49 ha (72.87 ac)
westerly parcel. The westerly 29.49 ha (72.87 ac) parcel will then be further subdivided
to create a 1.01 ha (2.50 ac) parcel that will be rezoned from D- Agricultural 2 District
(DAG2) to D- Agricultural Residential 1 District (DAR1) in order to accommodate an
agricultural residential site. The balance of the site will retain DAG2 zoning.
The proposed rezoning and subdivision is located in the RM of Corman Park (RM) in the
Grasswood area west of Highway 11 and is located within a Future Urban Growth Area
(FUGA) to one million. The proposed site is currently designated as Country Residential
and Recreation, Parks and Culture on the Saskatoon North Partnership for Growth (P4G)
District Land Use Map.
The area south of the City between Highways 11 and 16, including the Grasswood area
west of Highway 11, is currently undergoing a detailed planning and servicing analysis
through the development of the South East Concept Plan (SECP), which is being
prepared on behalf of the City and the RM by Urban Systems. The SECP will provide
comprehensive land use planning and servicing details for the area that will facilitate
development in the interim in an area that has seen increasing development pressures
over recent years.
Given that the proposed subdivision is for one residential site, no direct impacts are
anticipated and as such the City has no concerns with it proceeding ahead of the
completion of the SECP. However, we would point out that the RM is considering a new
land use concept for the area, that may identify a land use scheme that may or may not
agree with the proposed use. Ideally, the subdivision and rezoning would be
contemplated with consideration for the RM’s future plans. The SECP is scheduled to be
completed in the fall of 2022.
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Planning and Development
222 3rd Avenue North
Saskatoon SK S7K 0J5

www.saskatoon.ca
tel (306) 975-2645
fax (306) 975-7712

The City offers the following comments related to the proposal:
•
•

Geotechnical analysis notes that ground water may be of concern due to thick
alluvial deposits in the area and would recommend the landowner seek input from
a geotechnical engineer prior to any development.
Any future permanent pond and drainage infrastructure should be built as close to
the range road as possible to leave clearance for future developments.

If you have any questions, please feel free to contact me.
Yours truly,

Chloe Mrozowich, MCIP, Planner 13
Planning and Development Division (306-986-3028)
(chloe.mrozowich@saskatoon.ca)
CM:vw
cc: Rebecca Row, Director of Planning and Development, RM of Corman Park
Dave LeBoutillier, Engineering Manager, Transportation, City of Saskatoon
AJ McCannell, Manager, Water and Wastewater, City of Saskatoon
Twyla Yobb, Watershed Protection Manager, City of Saskatoon
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From:
To:
Cc:
Subject:
Date:
Attachments:

Widynowski, Damon GR
Evan Wight

; Kristie Muzyka
RE: R0324-22S RM of Corman Park No. 344
June 20, 2022 11:17:14 AM
image001.png

RM of Corman Park No. 344
SW ¼ Section 02-36-05-W3M
Proposed Parcel A – Agriculture Use
Proposed Parcel B – Residential Use
Proposed Remainder of SW ¼ Section 02-36-05-W3M – Agriculture Use
Our file: R0324-22S
Surveyor file: 21-04567
Good Morning,
As an update to this application, we have now received favourable replies from many of our referral
agencies. These include the Ministry of Highways and Infrastructure, SaskTel, SaskEnergy,
SaskPower, Water Security Agency, and Saskatchewan Health Authority.
As a further update, we continue to await a copy of the finalized servicing agreement so that we may
move this application forward. Please have the applicant contact the RM office directly to finalize
this requirement.
The utility companies have identified their service lines and requested easements where necessary.
The signed utility declaration allows us to expedite our decision but does not replace the need for
the applicants to sign and return any easement requests in a timely manner.
Please see the below information from the Water Security Agency regarding this subdivision:
The Environmental & Municipal Management Services Division, of the Water Security Agency, would like to offer the
following comments for this application: It states that the potable water supply will be delivering City of Saskatoon
water to this proposed development. After speaking with a representative for the landowner, water will be provided
by a treated water pipeline via a connection to an existing SaskWater treated pipeline system. There would be no
concerns with the quality of this water supply. An application for a permit to construct, from the Water Security
Agency’s Engineering Approvals Unit, will be required if an extension of an existing pipeline system is required.
The Water Security Agency recognizes that central sewage systems are typically safer than individual systems in new
subdivisions and, therefore, we prefer to see the development of central systems rather than individual
holding/septic tanks. When such systems are installed, the Water Security Agency would regulate them, particularly
if the capacity of the system exceeds 18m3 per day. The proposal is for private on-site sewage systems. Where
individual holding, or septic, tank systems are proposed, the Saskatchewan Health Authority will regulate them in
conjunction with the Saskatchewan Ministry of Health. If this method of sewage treatment is chosen, I would
encourage you to ensure that the persons developing the land, or future landowners contemplating installation of a
holding/septic tank or treatment system, contact the local Public Health inspector. The septage produced by
individual holding/septic tanks is to be disposed of at an approved Sewage Works permitted by the Water Security
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Agency. This area is becoming densely populated and adding more individual, on-site, sewage systems may be a
concern.

Please have the landowner follow-up with SaskWater and provide us with a letter confirming they
are able to supply the proposed subdivision with a connection and water supply to the existing
treated pipeline system.
Please see the below information from the Saskatchewan Health Authority regarding this
subdivision:
This is a Category I subdivision that will create one 1.01 ha, a lot, in a low 29.49 ha lot, and a 30 ha remainder, in a
low density area, with adequate sensitivity.
Provided that the information supplied is correct, we have no objections to the approval of this subdivision
application.
The installation of any new plumbing and sewage systems shall be permitted, inspected and approved by this
department. Permit applications and related information can be found on our website at
www.saskatoonhealthregion.ca (search: sewage).

Please see the below information from the Ministry of Environment regarding this subdivision:
While there are no known occurrences of rare species on the proposed subdivision that would warrant field
inventories I strongly suspect that one would find Sprague’s Pipit (Anthus spragueii) displaying breeding behaviour
given the habitat.
Sprague’s Pipit is a federally listed grassland nesting songbird. Should the proponent wish to proceed immediately,
they should select the yardsite and clear the vegetation immediately. This will prevent the birds from nesting and
avoid destruction of the nest.
Should this not be the case then any work should wait until mid-August to be initiated.

The Planning and Development Act, 2007 requires that a servicing agreement be negotiated and
finalized within 90 days of the subdivision being received by the municipality, unless mutually
extended, to ensure timely decisions on development applications. After 90 days, the applicants
have the opportunity to appeal the servicing agreement delays and contents to the Saskatchewan
Municipal Board. The applicant has been made aware of this option. For details please see their
website here: https://www.saskatchewan.ca/government/municipal-administration/appealingdecisions-made-by-municipalities/file-a-planning-appeal.
The only other outstanding matter is the servicing agreement and final consent from the RM of
Corman Park No. 344 and the P4G Planning District. Please have the applicant follow up directly
with the RM office to finalize these requirements so that we may move this application forward.
This summarizes our review to date. Additional information or clarification may be requested as our
review continues. Please let me know if you have any questions. We appreciate your attention to
these matters.
Thank you,
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8. Rezoning & Subdivision Application(s)

c) UFA Cooperative Ltd. on behalf of E. Fortnum - NE 3-38-6 W3

BYLAW: 20/22
SUBDIVISION: 2022/07
Owner/Applicant:
Legal Land Description:
Council Division:
File Manager:

UFA Cooperative Ltd. on behalf of Eldon Fortnum
Pt. LS 9, 10, 15, and 16 NE 3-38-6-W3
8
Adam Toth

1. Proposed Development:

Subdivision & Rezoning

2. Recommendation:
“That the application of UFA Cooperative Ltd. on behalf of Eldon Fortnum to:
A. rezone a portion of NE 3-38-6-W3 from D-Agricultural 1 District to D-Light Industrial 1 District
and from D-Agricultural 1 District to D-Light Industrial 1 District with a holding provision, and
B. to subdivide one industrial lot labelled at Lot ‘1’, subdivide one municipal utility parcel, dedicate
road widening and Henry Gate, and subdivide residual Parcel ‘Z’; and
C. remove the parcel tie within the bold dashed line from LSD 9 and 10 east of Highway 684,
as shown on the Plan of Proposed Subdivision submitted by 20/20 Geomatics dated July 12, 2022
be APPROVED subject to:
i.
Bylaw 20/22 receiving Ministerial approval from the Ministry of Government Relations;
ii.
The developer entering into a servicing agreement with the municipality to prescribe:
a) the remittance of Council’s subdivision servicing fee for each new industrial parcel
created; and
b) the developer’s responsibilities for property servicing including the identification of
required road and approach standards, any upgrades and obligations for road
upgrades and maintenance, storm water management, and implementation of
hydrogeotechnical recommendations.
iii.
Execution of a storm water and drainage easement agreement to formalize and
identify the maintenance requirements and development restrictions for the storm
water management system including a revised Plan of Proposed Subdivision as
required to include any necessary infrastructure to ensure appropriate drainage and
roadway function for Phase 1;
iv.
All internal roadways and service roads are to be constructed to the Industrial Paved
Road Standard;
v.
The landowner shall not block, divert, or otherwise alter natural drainage patterns
without prior approval from the Water Security Agency;
vi.
Obtaining the necessary approvals and complying with the requirements and
recommendations of all government departments and agencies, including but not
limited to the Water Security Agency, Ministry of Highways, the Ministry of
Environment and the Saskatchewan Health Authority;
vii.
Access to Lot 1 and Parcel ‘Z’ must be constructed subject to consultation with, and
approval from, the R.M. Director of Public Works;
viii.
The construction of any buildings on site shall require the approval of a development
permit and building permit from the municipality;
ix.
The developer being responsible for all cut/fill, site grading and provision of all
drainage swales, management areas and ponds;
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x.
xi.
xii.
xiii.
xiv.

xv.

Provision or relocation of utility services is at the developer’s expense and
responsibility to the satisfaction of the affected utility departments;
The installation of any new plumbing and sewage systems shall be permitted,
inspected and approved by the Saskatchewan Health Authority;
The developer being responsible for all costs associated with the subdivision and
rezoning including the provision of Municipal Reserve in the form of cash-in-lieu; and
Prior to any further subdivision of Parcel ‘Z’, the applicant shall obtain Corman Park
Council approval to remove the holding provision;
At the time of submitting a request to remove the holding provision, the applicant shall
provide:
a. a Plan of Proposed Subdivision identifying the proposed subdivision or a
site plan illustrating the proposed development;
b. confirmation of adequate servicing and infrastructure to support the proposed
subdivision and/or development, to the satisfaction of the municipality and
other affected agencies including access, roadways, drainage, potable water,
dedicated lands and wastewater; and
c. Ministry of Highways support on the location of the future MU1 parcel,
Prior to the holding provision being removed, Parcel ‘Z’ shall not be used or have
any buildings erected thereon for any purpose excepting any uses being lawfully
carried out on the lands on the day of the passing of Bylaw No. 20/22.”

3. Summary:
• The application is for the subdivision and rezoning of Phase 1 of the Corman Corner multi
parcel light industrial development at portions of LSD 9, 10, 15, and 16 NE 3-38-6-W3.
• The developer has submitted a Comprehensive Development Review (CDR). Due to the
file size, the CDR has been posted on the R.M. website: http://skrmcormanpark.civicplus.com/DocumentCenter/View/3803/Final-Corman-CornerAgribusiness-Centre-CDR• The subject lands comprise of 31.39 ha (77.56 acres). Phase 1 will encompass one
industrial parcel labelled as Lot ‘1’, portions of internal roadway (Henry Gate) to service
the parcel, road widening for a future cul-de-sac, and a municipal utility parcel (MU2). The
balance of the lands under Phase 1 labelled as Parcel ‘Z’ will allow for future subdivision
of subsequent phases. For this purpose, Parcel ‘Z’ is proposed to be rezoned to D-Light
Industrial 1 District (DM1) by hold provision (DM1-H) with Lot‘1’ zoned DM1 to allow for
more immediate development.
• Lot 1 will front onto the Highway 684 (Dalmeny Grid) service road and will flank the new
proposed Henry Gate internal roadway. Access can be provided from either roadway.
• The Ministry of Highways has indicated that the existing service road resulting from the
subdivision will be turned over to the R.M. for any upgrades and ongoing maintenance.
The service road’s connection to the rest of Highway 684 will now be from Henry Gate.
• Henry Gate will act as the future internal road for future phases and will remain the one
and only connection to Highway 684.
• Both Henry Gate and the Highway 684 service road will be upgraded by the applicant to
the R.M. of Corman Park’s Industrial Paved Road Standard.

34

•

•
•

•

•
•

•

A traffic impact assessment (TIA) was completed by WSP in 2021 to study local
intersections and determine if additional lanes and lighting were needed. The assessment
focused on the intersection where Grid Road 684 meets Highway 16 and the intersection
where Grid Road 684 meets the site access road, as these locations will experience higher
traffic demand due to the development and may require remedial measures (i.e., left-turn
or right-turn lanes). The Ministry of Highways confirmed that WSP does not need to
implement any traffic improvements as the Ministry will be constructing new improvements
at the Highway 684 and Highway 16 intersection.
Water for the site will come from the Intervalley Water Utility line utilizing a rural servicing
standard.
Wastewater will be managed through on-site holdings tanks. If individual lot owners decide
to install septic fields, the geotechnical report (Appendix B in the CDR) has indicated that
is a suitable option as well subject to site specific design of the system.
The drainage analysis supports a 1:100 year, 24 hour release and allows for post
development run-off levels to be kept to pre-development levels through drainage ditches
and storm ponds. Additional details can be found in Appendix E of the CDR. For this
phase, Lot 1 will drain west through a swale on the property, then directed and stored in
the municipal utility parcel (MU2) which is being constructed at this time to service both
Lot 1 as well as the remaining/partial phases. The drainage plan is supported by the
Water Security Agency (WSA).
All utilities (gas, power, telephone) are in close proximity to the development and are able
to provide service.
There are no heritage sensitives present on the subject lands. The Ministry of Environment
has indicated that any undisturbed areas (future phases) of the land will require a preconstruction wildlife sweep onsite by a professional before development takes place.
The application meets the requirements of the P4G Planning District Official Community
Plan and Zoning Bylaw.

4. Bylaw Compliance:
P4G Planning District Official Community Plan:
Section
6.3.4

Policy
Compliance
Prior to development of subsequent subdivision phases,
the applicant will have to perform pre-construction sweep
Yes
to the satisfaction of the Ministry of Environment to ensure
habitats are not affected in undisturbed areas.

6.3.5,
6.3.6

Phase 1 subdivision will take advantage of the natural low
lying area in the southwest corner by constructing a storm
pond instead of filling the land for a private lot.

8.3.2

All runoff from Lot 1 will be directed into the MU2 retention
pond and released at the pre-development rate.
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Yes

Yes

Section
14.3.1

Policy
Compliance
The applicant is refining the subject lands into light
Yes
industrial land use through their detailed CDR planning.

14.3.2

The proposed rural industrial development is located in a
Rural Commercial/Industrial area as shown in the District
Land Use Map.

Yes

14.3.3

a) As shown in the CDR, impacts to the site and
environmental
considerations
have
been
evaluated. The report includes historical resource
evaluation, environmental impact screening, and
intrusive soil testing to evaluate conditions.
b) Drainage analysis has been conducted and the
Water Security Agency has been consulted. No
issues have been identified.
c) As described in this document, servicing for rural
water, septic fields, electric, and telecommunications are available to the site.
d) The development has taken into account the
access, utility, drainage, and environmental
considerations of the surrounding area.
e) Ministry of Highways has been consulted and a TIA
was completed. Access will not adversely affect
existing infrastructure.
f) Ministry of Highways has been consulted and a
Traffic Impact Assessment (TIA) was completed.
Access will not adversely affect existing
infrastructure or future development of the
intersection.
g) Based on consultation with Water Security Agency,
this site is not prone to flooding. The site will be
designed to resist impact from other natural
sources.
h) A heritage review was conducted through the
Province of Saskatchewan’s screening tool. No
issues were observed.
i) An Environmental Impact Assessment (EIA)
screening analysis was conducted, and no issues
were identified aside from requiring a wildlife
sweep during subsequent phases.
j) These lands are cultivated farmland with no unique
recreational features.
k) Groundwater depth was assessed as part of the
geotechnical analysis and is analyzed in Section
7.3 of the CDR.
l) The developer will be responsible for providing all
improvements to facilitate this development.

Yes
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Section
14.3.4

Policy
This phase of development is part
comprehensively planned industrial park.

of a larger

Compliance
Yes

14.3.9

As a result of this subdivision, the parcel east of Highway
16 and the residual tied parcels south of Highway 16 are
considered the two building sites per quarter section.

Yes

23.3.3

The developer will be responsible for all costs associated
with providing infrastructure and services for the
subdivision.

Yes

25.3.4

The subdivision proposes holding tanks which is an
acceptable sewage disposal method for industrial
development and meets Saskatchewan Health Authority
(SHA) requirements.

Yes

26.3.2

Hasegawa Engineering has completed a drainage plan on
behalf of UFA which acceptable to the WSA.

Yes

26.3.10

The drainage plan will ensure development meets a ‘no
net impact’ by accommodating surface water runoff for a
1:100 year storm event with no incremental increase in
offsite flows in excess of pre-development rates.

Yes

27.3.3

The Ministry of Highways has extensively reviewed the
proposed subdivision and has provided a roadside
development permit authorizing the development to
progress on the subject lands. The R.M. department of
Public Works has been involved in reviewing the CDR and
supports the access design.

Yes

27.3.4

Phase 1 of the subdivision will front onto the existing
Highway 684 service road. Upgrades of the roadway to
the R.M’s Industrial Paved Standard will be required to
accommodate the expected traffic.

Yes

27.3.5

Henry Gate and Highway 684 roadways will be
constructed to the R.M.’s Industrial Paved Standard.

Yes

27.3.7

The developer will be required to pave the new Henry Gate
roadway and upgrade the Highway 684 service road to the
R.M.’s Industrial Paved Standard.

Yes

27.3.9

The applicant is proposing road widening to the Highway
684 right of way to allow for an industrial paved road
upgrade.

Yes
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Section
29.3.1

Policy
Compliance
The applicant will be required to enter into a servicing
agreement to provide for road upgrades, new roadways,
Yes
drainage facilities, and other infrastructure that directly
serves the subdivision.

31.3.9

It is recommended that Parcel ‘Z’ be rezoned to DM1 with
a holding provision since that portion of land is not planned
to be subdivided at this time.

Yes

31.3.16,
31.3.19,
31.3.20

The applicant has supplied a CDR to support their
rezoning and subdivision application. The CDR includes
consultation with public utilities and public engagement.

Yes

P4G Planning District Zoning Bylaw:
Section
Policy
UFA has worked with Public Works and Ministry of
3.4
Highways to comply with the site triangle requirements.

3.10.1

3.22.1

The drainage plan will ensure development meets a ‘no
net impact’ by accommodating surface water runoff for a
1:100 year storm event with no incremental increase in
offsite flows in excess of pre-development rates.
Henry Gate will be constructed to the R.M. of Corman Park
Industrial Paved Standard. Highway 684 service road will
be taken over by the R.M. resulting from this subdivision
and will require a pavement upgrade. Consultation with
the Ministry of Highways will be required to determine
detailed design based on the shared east ditch with
Highway 684.

Compliance
Yes

Yes

Yes

3.22.2

Lot 1 and MU2 will have frontage and direct physical
access to maintained public roadways.

Yes

3.22.3

The developer will be responsible for upgrading Highway
684 service road and constructing Henry Gate.

Yes

3.22.6

The applicant submitted a TIA which was supported by the
Ministry of Highways.

Yes

3.22.7

The subdivision meets all provincial regulations respecting
access to and from Highway 16 and Highway 684.

Yes

3.28.1

The development will be adequately serviced with power,
gas and telecommunications at the cost of the developer.

Yes
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Section

3.30.3

3.31.3

Policy
Compliance
The subdivision has been reviewed by the SHA and is
supported to have sewage holding tanks installed for each
development. The geotechnical report in the CDR has
Yes
also proven that septic systems are suitable subject to
detailed site assessments.
The subdivision will be serviced by Intervalley Water Corp.

Yes

D-Light Industrial 1 District (DM1):
Section
Policy
Compliance
Lot 1 in Phase 1 is proposed to be developed for a Bulk
Fuel Storage and Distribution Centre which is a
6.13.3
Yes
discretionary use that will be applied for at a later date.

6.13.5

a) Lot 1 is proposed to be 1.822 ha (4.50 acres) which
exceed the 0.8 ha (2 acre) minimum site size.
b) Lot 1 will maintain a frontage of 104 metres which
exceed the 30 metre minimum standard.

Yes

5. Interdepartmental Implications:
The R.M. of Corman Park department of Public Works was involved in several reviews of the
draft CDR before final submission. Public Works has no concerns with the development as
proposed.
6. Financial Implications:
The proposed subdivision will create one industrial lot and will result in a total subdivision
servicing fee of $10,560.00 pursuant to Corman Park’s current policy.
The Planning and Development Act, 2007 (the Act) requires a minimum of 5% of the
developable land to be dedicated as Municipal Reserve (MR). Based upon a net developable
area of 1.822 ha (4.50 acres) for Phase 1, the municipal reserve dedication required is
estimated to be 0.0911 ha (0.225 acres). Given the intention to subdivide the land for
industrial purposes, Corman Park Administration recommends that the developer provide
cash in lieu of land dedication, which is consistent with municipal practice.
7. Legal Implications:
A servicing agreement will be required as a condition of approval for the subdivision to secure
the legal and financial conditions of Council’s approval including identification of required road
standards, payment of the applicable subdivision servicing fees, implementation of technical
recommendations, and to define the developer’s short and long term obligations associated
with the development.
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A storm water and drainage easement agreement will be required to be executed to formalize
and identify the maintenance requirements and development restrictions for private lots,
storm water drainage and storage facilities proposed in Phase 1.
8. Alternative Options:
The Commision may defer consideration of the application pending a further review where
required.
9. Public Consultation Summary:
In November 2021, a public consultation package was distributed to all landowners within
1 mile of the subject lands. On December 15, 2021, the developer’s consultant
Hasegawa Engineering facilitated an online engagement session to outline the project and
answer any questions in real time. Minutes of the December 15 session and a response to
the landowners are documented in the CDR. The following points represent
the landowners concerns/questions at the online session followed by the answers
from Hasegawa Engineering in italics:
1. Sewage mound suitability;
Results of the geotechnical analysis indicated that mounds are feasible; but
another option for managing such wastes is tanking the sewage and having it trucked
offsite which is the preferred option.
2. Traffic safety;
A TIA was submitted and the Ministry of Highways has no concerns with the
findings. There are no plans for an interchange or need for developer responsible
improvements at this location.
3. Wildlife protection;
An Environmental Impact assessment screening was conducted. The screening did
not find any significant impact on the local wildlife. The only known endangered species
that was noted nearby was the little brown bat, the summer habitat for these
species is primarily in buildings (and sometimes in hollow trees). There are no
buildings and few large trees within the area proposed for development.
4. Water supply;
Water for the site will come from the Intervalley Water Utility line. This water flow
is accessible under the condition that it is limited to 1 gallon per minute (gpm) of flow.
5. Solid waste management;
Disposal of solid waste will be managed on individual sites through use of a waste bin
for standard landfill disposal. Maintenance and costs will be borne by each
lot owner/developer and disposal pick-up will be scheduled as needed.
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6. Odours and noise from the development;
For any developments on site, potential odors or smells will be a function of
the businesses permitted. Due to the location of this development adjacent to highway
16 and its distance from other uses including residents, it is not anticipated that noise
will be an issue.
7. Who is developing phase 2;
The intent is for the current landowner to retain the land and develop it as additional
phases based on market demand. UFA is only intending to purchase Lot 1.
8. Property value concerns
The applicant acknowledged this is a concern that will be given to the R.M. and P4G.
10. Regulatory Correspondence:
Saskatchewan Health Authority (SHA): The geotechnical assessment proves that the soils
are suitable to support a septic field. If mounds are to be used, then the enviroseptic system
would perform well.
Ministry of Environment: To prevent impacts to sensitive species such as the little brown
bat, ground disturbance activities within previously undisturbed habitat should occur outside
of the growing season and ensuring ground disturbance activities comply with the
Saskatchewan Activity Restriction Guidelines.
Ministry of Highways: A condition of the Roadside Development Permit (RSD0004007) was
that a TIA be approved before the final approval of the permit. The TIA was provided during
the application process and, after meeting the aforementioned approval of the TIA, the
Roadside Development Permit was issued in November 2021.
The Highway 684 service road is to be maintained and upgraded through agreements
between the R.M. and developer.
Water Security Agency (WSA): The revisions to the drainage plan help to clarify that the
development will not alter the natural discharge locations and quantity or runoff from the site.
11. Other Considerations:
The Ministry of Highways control circle for a future interchange at Highway 16 and Highway
684 includes the future MU1 drainage pond located in additional phases. Typical control
circles have building/structure restrictions. The developer has been made aware that will
need to be studied further to ensure that the Ministry of Highways is acceptable to the MU1
location, as an interim and/or ultimate location. This review is recommended to be completed
as a condition of approval before the holding provision is removed on subsequent phases.
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Due to the Highway 684 service road becoming the responsibility of Corman Park, further
study is required to determine if additional road widening is needed to accommodate proper
ditch slope. It is recommended as a condition of approval that a revised plan of proposed
subdivision is submitted with the adequate road widening if required.
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9. Subdivision Application(s):
None

10. Discretionary Use(s):
None

11. Textual Amendments
None

12. Other
a) Delegation: Bryan Gray, Lead Consultant, Urban Systems - South East Concept Plan immediately following Item 6b)

13. Adjournment
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