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EXECUTIVE SUMMARY
Christmas Properties Ltd. (the Developer) is applying to rezone Parcel M of the NW-33-35-5-W3M from
D-Rural Convenience Commercial 2 District (DC2) to a modified D-Arterial Commercial 1 District (DC1)
by agreement for the purpose of developing a proposed Business Centre. The proposed development
would be known as “The Grasswood Business Centre” and is situated on lands located within the R.M. of
Corman Park No. 344 and the Corman Park - Saskatoon Planning District. The proposed development is
located approximately 2 miles south of the City of Saskatoon, bounded by Highway #219 to the west and
Grasswood Road to the north. The proposed development is located on land that is occupied by an existing
yard site including a vacant dwelling and a service garage. The development site is currently designated
for Commercial Development on the Future Land Use Map, contained within the Corman Park – Saskatoon
Planning District Official Community Plan. The total area covered by the proposed development equals
3.73 ha (9.22 ac).
Under DC2 Zoning, the property could be used for either “Convenience Commercial Services”, “Public
Utility” or “Auto Repair Shop”. The minimum site area in DC2 is 1.0 ha (2.47 acres). In theory, the site
currently could be subdivided into three 1.2 ha parcels, each housing a convenience store and possibly an
auto repair shop. Convenience stores typically occupy 0.12 – 0.20 ha and this use is not feasible given the
presence of two convenience stores at the intersection of Highway #11 and Grasswood Road and another at
the corner of Ruth Street and Lorne Avenue (in the City of Saskatoon).
It is anticipated that the Business Centre would feature a mixture of uses provided for in a modified DC1
District, with the intent to eliminate certain uses from the zoning district that have a higher potential to
conflict with neighbouring residential development in the Grasswood area. Additionally, the modified
DC1 District would limit the number of separate sites to a maximum of 6, allow only a single approach
from Grasswood Road, require a 5 m. buffer strip around the perimeter of the development, require the
storm pond to be located on the eastern side of the development site and require that site and street lighting
fixtures be compatible with the standards of the International Dark Sky Association (IDA). The modified
list of uses was amended in February, 2015 and a draft rezoning agreement was prepared by Crosby Hanna
& Associates in April 2015 with a proposed list of permitted and discretionary uses. This agreement is
subject to review and approval by the District Planning Commission and R.M. of Corman Park Council.
The modified list of uses outlined in the draft rezoning agreement is as follows:
Permitted Uses:
1. Automotive Repair Shop
2. Animal Health Care Facility
3. Commercial Storage Centre
4. Food Service Use
5. Public Market
6. Public Utility or Municipal Facilities
7. Retail Store
Discretionary Uses:
1. Commercial Recreation
2. Telecommunications Facility
The uses that are proposed to be deleted from the DC1 District (through the rezoning agreement) in order to
mitigate conflict with surrounding land uses are as follows:
1. Accommodation Service
2. Amusement and Entertainment Service
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3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.

Auction Facility
Automotive Sales / Rentals
Community Care Facility
Internment Service
Recreational Vehicle Sales / Rentals
Agricultural Support Service
Business Support Service
Commercial Complex
Equipment Sales / Rentals
Local Waste Management and Remediation Industry
Warehousing
Warehouse Sales
Wholesale Trade

If rezoning to DC1 by agreement is approved, the Developer intends to market the development and the
response to such marketing will influence the number of sites actually subdivided. A subdivision
application, development permits and possibly discretionary use applications would be forthcoming at a
later date. The Developer also owns a construction company, so their preferred approach to developing the
site would be to subdivide lots, construct buildings, and lease out the buildings to prospective business
clients. If this were not feasible, the Developer would consider subdividing lots and selling them to
individual business owners.
A previous application for rezoning of this site to DC1 (with no zoning agreement) was recommended for
approval by the Corman Park – Saskatoon Planning Commission on May 8, 2013. At that time, it was
recognized that the site was designated for Commercial Development on the Future Land Use Map for the
District. The proposal to rezone from DC2 to DC1 (with no zoning agreement) ultimately was defeated by
R.M. Council in June of 2013. Subsequent to this (in late 2014) and pursuant to mediation discussions
between the R.M. and the Developer, it was recommended that a revised proposal be submitted to the
Planning Commission and R.M. Council for their consideration.
In terms of potable water, two potential sources have been identified in the immediate surrounding area.
Currently, the R.M. of Corman Park has a 150 mm diameter pressurized water main running along the east
boundary of the proposed development location known as the Grasswood Water System. The Dundurn
Rural Water Utility (DRWU) has a non-pressurized water main running along the north side of Grasswood
Road and the west side of Highway #219. AECOM conducted a Round 2 Water System Assessment
(WSA) of the existing Grasswood Water System. It was concluded that the Grasswood reservoir has
ample storage to provide potable water and fire protection and could accommodate future growth in the
area. The DRWU has indicated that they can service the proposed development, however, it would be up
to the user to pressurize the lines and store water on-site. Additionally, an ample supply of water must be
stored on-site to provide fire protection. If the option to receive water from the DRWU is pursued, the
DRWU has indicated they could provide a cost estimate of the installation up to the water meter in each
building.
Geotechnical investigations were conducted by AECOM. The investigations were conducted to
characterize the subsurface conditions on the development site and to provide recommendations concerning
pavement design and utility installation. Subsurface geology was investigated by drilling six (6) test holes
in addition to the installation of two (2) standpipe piezometers. Four test holes were advanced to a depth of
3.5 m below the existing ground surface, while the additional two tests were advanced to a depth of 5.0 m
below the existing ground surface. Piezometer data (water levels) was measured twice: immediately after
drilling and again on January 26, 2012. Groundwater levels were measured between 2.02 m and 2.25 m
below existing ground surface. The subsurface soil profile was characterized in descending order as
topsoil, clay, sand and clay. Based on the soil encountered and existing groundwater conditions, it was
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concluded that the area is considered suitable for the development of parking lots in association with
buildings. Frost depth was estimated at 2.5 m below ground surface. It was recommended that all pipes
and footings be placed at a depth greater than 2.5 m below surface to protect against frost action. Several
recommendations concerning site preparation, excavations and backfill, frost penetration, and pavement
structure are also made in the geotechnical investigation.
In terms of wastewater management, it is anticipated that all sanitary sewage produced in the development
will be contained on-site in a holding tank sized to contain adequate volume for the site. It is anticipated
that the holding tanks will be sized in the detailed design phase of the proposed development. A licensed
hauler will be contracted to transport the waste to a licensed facility.
The runoff impacts of the proposed development at Parcel M of the NW 1/4 Section-33-35-5-W3M were
reviewed by AECOM. It was observed that the site drains from the northwest corner to the southeast
corner. The land is characterized as hummocky and is dotted with small mounds and depressions. The
pre-development runoff for the site was calculated at 124 litres per second for a 1:100 year storm event.
The proposed drainage system at the development would entail grading the site to provide overland
drainage to a wet pond on the east portion of Parcel M. The wet pond would provide storage for a 1:100
year storm event, with a freeboard allowance of an additional 25%. It was determined that the parking lots
would be comprised of gravel instead of asphalt, thereby decreasing the impermeable compacted surfacing
and, as such, lowering the post-development runoff volume. It was calculated that draining the pond from
High Water Level (HWL) to Normal Water Level (NWL) over a 48-hour period will generate a
post-development runoff of 13.9 litres per second.
In terms of the water retention pond, the floor elevation was calculated at 503 metres. At NWL, the depth
shall be 2.0 metres. The NWL will be at 505.0 metres, which will provide sufficient slope to drain the
pond to the southeast corner of the site. The pond will have an operating depth of 1.8 metres from NWL to
the HWL and an additional 0.3 metres to the freeboard (FB) level. The pond’s length to width ratio was
calculated at approximately 3.5:1. Side slopes will vary from 3:1 to 5:1 and the bottom of the pond would
be graded with minimum longitudinal and lateral slopes of 100:1. It was indicated that the existing
drainage pattern will be maintained, therefore eliminating the need to obtain easements to drain the site.
This information was submitted to SWA for review. It was determined that approval would not be
required as long as water was not diverted along the west and north ditches, resulting in a downstream
impact. The site drainage plan currently situates the water retention pond centrally and adjacent to the
buffer strip on the south boundary of the site. The neighbour to the south identified concerns with the pond
being located near their property and the developer is willing to situate the pond adjacent to the east
boundary of the site. That being said, most drainage plans locate the retention ponds centrally to allow
more gradual sloping towards the ponds (e.g. the attached drainage plan). We question the actual benefit
of moving the pond from a central location to a location on the periphery, but nonetheless have included this
as a condition in the draft rezoning agreement. In any case, the drainage plan will need to meet R.M.
standards and be approved by the WSA prior to development.
The proposed Grasswood Business Centre is located on the southeast corner of Highway #219 and
Grasswood Road. Highway #219 has recently been upgraded to accommodate increased traffic volumes.
Grasswood Road is a single lane rural collector road maintained by the municipality. The roadway has a
total of 8.0 m of paved surface. It is anticipated that a new access road will need to be constructed (shown
as the “double-cul-de-sac” on the proposed plan). This road will be constructed to the R.M. of Corman
Park standard for Internal Commercial Industrial Roads. The proposed development was submitted to the
Saskatchewan Ministry of Highways and Infrastructure and it was indicated that an approach to Highway
#219 would not be permitted, as it is an access controlled roadway, which requires a minimum intersection
to access road spacing of 400 m. As such, a single approach to Grasswood road will be constructed 90
metres set back from the Highway. This approach will meet the Ministry’s locational standards. If
deemed necessary, a Traffic Impact Study will be commissioned by the Developer at the time of

4

subdivision, when the proposed land uses are understood. It would be premature to undertake a traffic
study at this time, given that the number of lots and types of businesses in the subdivision are unknown.
The Developer has been working with Saskatoon Fire and Protective Services to ensure that there are no
concerns with the proposed development. The R.M. of Corman Park currently funds the Saskatoon Fire
Department to provide coverage within the Municipality. The Corman Park Police Service currently
works in conjunction with the R.C.M.P. to provide protective services to the area. Correspondence with the
Deputy Chief from Saskatoon Fire and Protective Services indicating the type of response required,
including a breakdown of equipment and staff. The Deputy Chief also indicated that they do not depend
on onsite water supplies.
In terms of solid waste, Loraas Disposal has indicated that they would be willing to remove the waste at the
proposed commercial development.
AECOM contacted Saskatchewan Environment in to identify whether an environmental assessment would
be required for the development of the proposed business centre. It was indicated that an Environmental
Impact Assessment (EIA) would not be required for the project.
In terms of heritage resources, a screening was completed through the Heritage Conservation Branch. The
screening indicated that the quarter section is not heritage sensitive, and as such, there are no further
concerns with the development.
A public open house was held on May 22, 2012 from 6 p.m. to 8 p.m. at the SCPCA Log Cabin.
Information presented at the public open house included conceptual site drawings and a detailed
explanation of the differences between DC2 (existing zoning) and DC1 (desired zoning at that time).
Several neighbours attended the open house and one written response was received from the neighbours
immediately to the south of the proposed development site. Concerns included increased traffic, drainage,
type of potential commercial development and impact on property values. In terms of response the
developer offers the following:
1.

2.

3.

4.

Traffic: The volume and type of traffic are not known at this time. Based on response to
marketing, the developer proposes to subdivide the site and undertake a Traffic Impact Assessment
(TIA) if deemed necessary by the R.M. and Community Planning Branch, based on the subdivision
application. If deemed necessary, the TIA would examine the suitability of surrounding roads and
traffic safety issues.
Drainage: The developer’s drainage plan includes the construction of a storm water retention
pond. AECOM has designed this pond to meet the RM’s standard of accommodating a 1 in 100
year storm event, plus 25%. The Saskatchewan Water Security Agency (WSA) has reviewed the
drainage plan and determined that the development would not require approval under their
legislation. If the rezoning agreement was approved and the storm water retention pond was to be
moved to the east side of the site, a revised engineered drainage plan would be submitted to the
R.M. and WSA for review.
Type of Potential Commercial Development: Actual development within the subdivision is
undetermined at this time. If the site is rezoned from DC2 to DC1 by agreement, the Corman Park
- Saskatoon Planning District Zoning Bylaw will provide for a series of permitted and discretionary
uses (along with appropriate development standards) that could potentially take place on the
development site. The District Planning Commission and R.M. Council ultimately would have
final decision making power on any potential discretionary use applications within the
development.
Impact on Property Values: The type of commercial uses within the proposed development will
be guided by the Corman Park - Saskatoon Planning District Zoning Bylaw. The developer also
proposes to provide landscaping and external buffers for the development for aesthetic purposes.
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A second letter was sent to neighbours in June, 2014 to neighbouring properties to the proposed
development. Concerns included light pollution, landscaping and the provision of buffers, drainage,
fencing, snow clearing and traffic. A summary of Developer responses to these concerns is listed below:
1. Light: The developer will use techniques and standards consistent with the current version of the
International Dark Sky Association Lighting Code Handbook for outdoor lighting on the sites and
in the streets. Further to this, the rezoning agreement requires site and street light fixtures be
compatible with the standards of the IDA.
2. Landscaping and Buffers: Additional landscaping in the form of buffers along all four sides of the
property is proposed. Development permits that come forward if the proposal goes ahead are
subject to an additional layer of standards and regulations including landscaping standards.
3. Drainage: an engineered drainage plan that meets the RM of Corman Park’s drainage standards
has been completed. If a revised drainage plan is completed, it will be prepared by a professional
engineer and require approval of the R.M. and WSA.
4. Fencing: The developer plans to build a fence along the south side of the site.
5. Snow Clearing: The developer has indicated that the sale agreements will require snow clearing
along the south property line to address drainage issues.
6. Traffic: If deemed necessary, the developer is prepared to undertake a Traffic Impact Assessment
study in order to address safety concerns, however the location of the approach to the site was
referred to the Ministry of highways and it will meet their locational standards.
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DEVELOPMENT CONTEXT
The proposed Grasswood Business Centre will be a high-quality commercial development that is
envisioned to feature a mixture of retail outlets, storage facilities and service establishments located in the
Saskatoon Planning District. For a rural commercial development, it will be in close proximity to services
and rural development in the broader Saskatoon - Corman Park region.
Nearby rural development includes the Hamlet of Furdale to the northwest, Riverside Estates to the east,
and the City of Saskatoon and the neighbourhood of the Willows to the north. The Developer and the
design team are of the opinion that conflict with existing surrounding land uses will be minimal, and as
such, is requesting the parcel be re-zoned to a modified DC1 zoning designation by agreement. This
modified district contains a reduced number of uses that could potentially be located on the subject site. In
February, 2015 a letter containing a modified list was submitted to the R.M. of Corman Park Council, and in
April, 2015 a Rezoning Agreement was prepared with the proposed list of permitted and discretionary uses.
The proposed modifications are intended to remove the uses that have a higher potential to conflict with
neighbouring residential development.
The proposed Development will provide business opportunities for residents in the surrounding area, in
addition to the travelling public. This development will also feature landscaping which will complement the
aesthetics of the surrounding area.
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1

INTRODUCTION

1.1

PURPOSE

The purpose of this document is to provide the Rural Municipality of Corman Park No. 344 and the
Saskatoon Planning District with a Comprehensive Development Review (CDR) as required in Section 5.6
of the Corman Park-Saskatoon Planning District Official Community Plan (the OCP).
This Review provides a framework for a proposed commercial development at Parcel M of the
NW-33-35-5 W3M (see plan of proposed subdivision attached as Appendix A). The name of the proposed
development is “The Grasswood Business Centre” and the Developer of the project is Christmas Properties
Ltd. (landowner). The concept plan for the development is attached as Appendix A to this document.
Questions on the proposal or the material contained within this document should be directed to Jim Walters,
P.P.S., M.C.I.P. (306-665-3441) or Mike Katsiris (306-222-8333).

1.2

OVERVIEW

It is the intention of the Developer to compliment the region by carefully integrating commercial amenities
into the area.
Centrally located at the corner of Grasswood Road and Highway #219, this development is ideally situated
in the Corman Park-Saskatoon Planning District and features the following:
-

It is envisioned that the proposed Grasswood Business Centre could offer a variety of retail outlets,
storage facilities and service establishments available to the surrounding region.

-

Development boasts minimal travel distance from several surrounding rural developments as well
as the City of Saskatoon.

-

Proposed landscaping features will be provided along all sides of the property to buffer the
development from the surrounding highway as well as adjacent residential properties. The
landscaping features will also provide an aesthetically pleasing landscape for those who travel to
the development.

1.3

LAND USE CONTEXT

The proposed development is situated on lands located within the R.M. of Corman Park in the Corman Park
- Saskatoon Planning District on Parcel M of the NW-33-35-5 W3M. The site is south of Grasswood
Road, east of Highway #219. The surrounding land uses in the project area include country residential
development, livestock grazing, and agricultural activities. The land is currently occupied by an acreage
that is rented out, in addition to a service garage.
Parcel M of the NW-33-35-5 W3M forms part of the Grasswood South subdivision. Grasswood North is
located kitty corner, to the northeast of Grasswood South (W1/2-3 and E1/2-4-36-5 W3M). Present land
use of Parcel M of the NW-33-35-5 W3M includes previously cultivated pastureland. Additionally, one
existing yard site including a vacant dwelling and service garage is present within the proposed
development area located in the east-central part of the parcel. It is the intent of the landowner to rezone
the property from D-Rural Convenience Commercial 2 District (DC2) to a modified D-Arterial
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Commercial 1 District (DC1) by agreement for the purpose of developing a proposed Business Centre.
The Existing Land Use Context of the Proposed Development is as Follows:
North
-

Grasswood Road:
City of Saskatoon:
Hayland, slough, and bushes:
Organized Hamlet of Furdale:

Adjacent to north boundary
Approx. 1.7 km north of north boundary
North of Grasswood Road
Approx. 1.2 km northeast of northeast corner

East

South

- Residence (Grasswood South):
- Swityk Lane (Grasswood South):
- Clarence Avenue

Adjacent to east parcel boundary
500 m east of east parcel boundary
1,300 m east of east parcel boundary

- Parklands Road (Grasswood South):
- Residence (Grasswood South):

400 m south of south parcel boundary
200 m south of south parcel boundary

-

Adjacent to west parcel boundary
West of Highway #219
West of Highway #219
Approx. 1.8 km west/southwest of west boundary

West
Highway #219
Residence:
Hayland, slough, and bushes
Organized Hamlet of Riverside Estates:

Nearby Neighbourhoods Include:
In Saskatoon
- The Willows

Approximately 1.7 km north of parcel boundary

- Stonebridge

Approximately 3.3 km northeast of parcel boundary

- Avalon

Approximately 4.0 km north of parcel boundary

According to the AECOM drainage report the surface topography of the parcel is classified as hummocky.
Shelter belts and native bushes are currently located on the property and the land is dotted with small
mounds and depressions (see Appendix C).

1.4

SURROUNDING LAND USE OPPORTUNITIES AND CONSTRAINTS

The proposed commercial parcel is surrounded by existing residential development. The parcel is
considered to be a part of the Grasswood South subdivision. Other residential development in the area
includes Grasswood North to the northeast, the Organized Hamlet of Furdale to the northwest, and the
Organized Hamlet of Riverside Estates to the west-southwest.
The map below identifies the location of the proposed Grasswood Business Centre, in relation to the
existing adjacent land uses in the area.
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Context Map denoting location of proposed Grasswood Business Centre.

1.5

POLICY CONTEXT

The proposed Grasswood Business Centre has been designed to meet the requirements of the 2010 Official
Community Plan and Zoning Bylaw for the R.M. of Corman Park - Saskatoon Planning District (as
amended).
CORMAN PARK - SASKATOON PLANNING DISTRICT OFFICIAL COMMUNITY PLAN
Commercial Sector Policies (Section 7.0)
•

7.1 - Comprehensive Development Reviews:
▸

This document represents the Comprehensive Development Review that is required to
rezone land for new commercial development. This CDR addresses all matters of land
use integration, potential conflict mitigation, as well as the provision of services to the
development, as set out in the Zoning Bylaw.
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∙

∙

7.2 - Servicing and Development Policies:
▸

7.2.1 - The proposed commercial development (retail outlets, storage facilities and service
establishments) will fit with the surrounding existing and proposed residential and
commercial land uses in the area.

▸

7.2.2 - The proposed development will follow the general development standards as
prescribed by the Zoning Bylaw for commercial developments.

▸

7.2.3 - The proposed development has been designed to ensure that alteration to drainage,
landscape, and other natural conditions occurs in a way that avoids or mitigates on and off
site impacts and that respects any long term plan for the extension of urban infrastructure to
the area.

▸

7.2.4 - A servicing agreement between the Developer and the R.M. of Corman Park is
expected to address the provision of services that directly or indirectly serve the
subdivision and may include (but is not limited to) the following:
• Identify the proposed phasing, including the proposed construction timelines.
• Identify roadway and approach specifications, including roads that will not be
public roadways.
• Identify pre-site investigation requirements for the installation of a septic
system. This may include information pertaining to regular maintenance reports.
• Identify the proposed form of water distribution and sewage collection and
treatment including how it will be administered.
• Identify off-site servicing fees, payable to the RM
• Identify the value of the required performance bond or letter of credit.

7.3 - Location and Access Policies:
▸

7.3.1 - The proposed arterial commercial development is located in an area identified as a
“Future Commercial Area” on the Future Land Use Map.

▸

7.3.3- The Developers are requesting that the parcel be rezoned from D-Rural Convenience
Commercial 2 District (DC2) to a modified D-Arterial Commercial 1 District (DC1) by
agreement for the purpose of developing a proposed Business Centre. The proposed
modified DC1 District contains a reduced number of uses that could potentially be located
on the site. In February, 2015 a letter to the R.M. of Corman Park Council was submitted
with a modified list of uses, and in April 2015 a proposed list of permitted and
discretionary uses was re-submitted.
The modifications are intended to remove the uses
that have a higher potential to conflict with neighbouring residential development (see
letter to R.M. of Corman Park describing proposed uses in Appendix K and proposed
Rezoning Agreement in Appendix L). It is anticipated that the proposed development will
provide a significant benefit to the Saskatoon-Corman Park region, as the surrounding
region is largely dominated by agricultural and residential development. Additionally,
this CDR demonstrates how the proposed development aligns with policies within the
Corman Park-Saskatoon Planning District OCP.

▸

7.3.4 - The proposed commercial development is located at the key intersection of
Provincial Highway #219 and Grasswood Road (a municipally maintained roadway).

▸

7.3.5 - The proposed development is located along existing roads, and it is anticipated that
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costs to the R.M. of Corman Park would be minimized.
▸

7.3.5 - Surrounding infrastructure including natural gas, water, and power are all located
within the immediate vicinity of the proposed development. The Developer has contacted
various public utility companies with regard to the placement of shallow utilities to the site
including power, natural gas, and telephone. A response from these utility providers has
not yet been received, however, it is not anticipated there will be any servicing issues as
each of these utilities is present within the immediate surrounding area.

▸

7.3.5 - The soil capability of this parcel is considered low, or Class 6, according to the
Canada Land Inventory Soil Class Rating System.

▸

7.3.6 - The proposed development will meet municipal and provincial regulations
respecting access to and from provincial highways and other municipal roads.

▸

7.3.7 - The proposed development will be located in such a manner that minimizes road
construction and maintenance.

▸

7.3.8 - The proposed development complies with the required separation distances, as
provided within Section 4, Table 1 of the Intensive Livestock Operation Policies contained
in the Saskatoon Planning District Official Community Plan.

7.4 - Arterial Commercial Policies:

∙

▸

7.4.2 - The proposed development will feature commercial activities including the
following potential uses: retail outlets, storage facilities and service establishments. The
surrounding land uses are largely classified as residential and agricultural. This proposed
development is intended to provide surrounding residents and the travelling public with
goods and services not otherwise available in the area.

Servicing and Transportation Policies (Section 8)
∙

8.1 - General Servicing Policies:

∙

▸

8.1.2 - The proposed development will have legal and year round, all weather physical
access to a municipal maintained roadway. Internal roads will be constructed at the
expense of the Developer. Services, including gas, power, and telephone will be provided
by the Developer.

▸

8.1.3 - As required by the policies in the Official Community Plan, the submission of this
CDR is intended to ensure that all potential effects of the development are identified.

8.2 - General Transportation Policies:
▸

8.2.3 - The proposed development was submitted to the Saskatchewan Ministry of
Highways and Infrastructure and it was indicated that an access road (approach) on
Highway #219 would not be permitted, as it is an access controlled roadway, which
requires a minimum intersection to access road spacing of 400 m. However, the proposed
approach on Grasswood Road meets the Ministry’s standards. If deemed necessary, a
Traffic Impact Study will be commissioned by the Developer.

12

Implementation Policies (Section 12)
∙

12.1 - General Policies:
▸

12.1.2 - A servicing agreement between the Developer and the R.M. of Corman Park is
expected to address the provision of services that directly or indirectly serve the
subdivision and may include (but is not limited to) the following:
• Identify roadway and approach specifications, including roads that will not be
public roadways.
• Identify pre-site investigation requirements for the installation of a septic
system. This may include information pertaining to regular maintenance reports.
• Identify the proposed form of water distribution and sewage collection and
treatment including how it will be administered.
• Identify off-site servicing fees, payable to the RM
• Identify the value of the required performance bond or letter of credit.

ZONING BYLAW
The Developer is applying to rezone the Parcel M of the NW-33-35-5 W3M from D-Rural Convenience
Commercial 2 District (DC2) to a modified D-Arterial Commercial 1 District (DC1) by agreement for the
purpose of developing a proposed Business Centre. Under DC2 Zoning, the property could be used for
either “Convenience Commercial Services”, “Public Utility” or “Auto Repair Shop”. The minimum site
area in DC2 is 1.0 ha (2.47 acres). In theory, the site currently could be subdivided into three 1.2 ha
parcels, each housing a convenience store and possibly an auto repair shop. Convenience stores typically
occupy 0.12 – 0.20 ha and this use is not feasible given the presence of two convenience stores at the
intersection of Highway #219 and another at the corner of Ruth Street and Lorne Avenue (in the City of
Saskatoon).
The proposed modified D-Arterial Commercial 1 District as of February, 2015 that was submitted to R.M.
Council, included a proposed list of permitted and discretionary uses, and is attached as Appendix K.
Subsequently, in April, 2015 a Rezoning Agreement was prepared outlining a proposed list of permitted
and discretionary uses. The agreement is attached as Appendix L and is subject to approval by the Corman
Park-Saskatoon Planning District Commission and R.M. of Corman Park Council. The modified list of
uses outlined in the draft rezoning agreement is as follows:
Permitted Uses:
1. Automotive Repair Shop
2. Animal Health Care Facility
3. Commercial Storage Centre
4. Food Service Use
5. Public Market
6. Public Utility or Municipal Facilities
7. Retail Store
Discretionary Uses:
1. Commercial Recreation
2. Telecommunications Facility
The uses that are proposed to be deleted from the DC1 District (through the rezoning agreement) in order to
mitigate conflict with surrounding land uses are as follows:
1. Accommodation Service
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2.
3.
4.
5.
6.
7.
8.
9.
10.
11.
12.
13.
14.
15.

Amusement and Entertainment Service
Auction Facility
Automotive Sales / Rentals
Community Care Facility
Internment Service
Recreational Vehicle Sales / Rentals
Agricultural Support Service
Business Support Service
Commercial Complex
Equipment Sales / Rentals
Local Waste Management and Remediation Industry
Warehousing
Warehouse Sales
Wholesale Trade

If rezoning to DC1 by agreement is approved, the Developer intends to market the development and the
response to such marketing will influence the number of sites actually subdivided. A subdivision
application, development permits and possibly discretionary use applications would be forthcoming at a
later date. The Developer also owns a construction company, so their preferred approach to developing the
site would be to subdivide lots, construct buildings, and lease out the buildings to prospective business
clients. If this were not feasible, the Developer would consider subdividing lots and selling them to
individual business owners.
A previous application for rezoning of this site to DC1 (with no zoning agreement) was recommended for
approval by the Corman Park – Saskatoon Planning Commission on May 8, 2013. At that time, it was
recognized that the site was designated for Commercial Development on the Future Land Use Map for the
District. The proposal to rezone from DC2 to DC1 (with no zoning agreement) ultimately was defeated by
R.M. Council in June of 2013. Subsequent to this (in late 2014) and pursuant to mediation discussions
between the R.M. and the Developer, it was recommended that a revised proposal be submitted to the
Planning Commission and R.M. Council for their consideration.
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2

INVENTORY AND ANALYSIS

2.1

EXISTING LAND USE

Parcel M of the NW-33-35-5 W3M encompasses an area of 3.73 ha (9.22 ac) of land. The parcel is
currently occupied by a vacant residence and associated service garage. The topography is described as
hummocky and is dotted with small mounds and depressions.

2.2

PROPOSED LAND USE

The proposed land use is a commercial development that will offer services to surrounding rural residents,
in a convenient location. One acreage residence is located within the parcel boundaries, in addition to a
service garage. The residence on the property currently sits vacant.

2.3

SERVICING

•

Access to the commercial parcel will be along Grasswood Road.

•

It is anticipated that shallow utilities will be provided by SaskPower, SaskEnergy and SaskTel.
The Developer has contacted these utilities but is awaiting a response. It is anticipated that these
utilities will be located within the road rights-of-ways to provide service to the front of each lot.
Utility services exist within close proximity to the site.

•

The site drainage plan currently situates the water retention pond centrally and adjacent to the
buffer strip on the south boundary of the site (see Appendix Z). The neighbour to the south
identified concerns with the pond being located near their property and the developer is willing to
situate the pond adjacent to the east boundary of the site. Most drainage plans locate the retention
ponds centrally to allow more gradual sloping towards the ponds (e.g. the attached drainage plan).
We question the actual benefit of moving the pond from a central location to a location on the
periphery, but nonetheless have included this as a condition in the draft rezoning agreement. In
any case, the drainage plan will need to meet R.M. standards and be approved by the WSA prior to
development.

•

All sanitary sewage produced in the development will be contained on-site in a holding tank sized
to contain adequate volume for the site. It is anticipated that the holding tanks will be sized in the
detailed design phase of the proposed development. A licensed hauler will be contracted to
transport the waste to a licensed facility.

•

It is anticipated that potable water will be supplied by either the Dundurn Rural Water Utility or the
R.M. of Corman Park.
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3

DESIGN ELEMENTS

3.1

CONCEPT

The proposed development is a culmination of marketing, community research and planning. This
development is designed to integrate access to convenient commercial uses for the surrounding rural
residential developments without affecting the rural amenity of the area.
The Developer intends to provide a mixture of commercial uses that are complementary to the surrounding
area. Having resided on the land for over 30 years, it is imperative to the Developer that the commercial
developments are complimentary to, as well as viewed as an amenity, by surrounding residents.

3.2

LAND USE

The proposed commercial development is surrounded by existing residential development. The parcel is
considered to be a part of the Grasswood South subdivision. Other residential development in the area
includes Grasswood North to the northeast, the Organized Hamlet of Furdale to the northwest, and the
Organized Hamlet of Riverside Estates to the west-southwest.
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4

TRANSPORTATION AND MUNICIPAL SERVICES

4.1

COMMUNITY ACCESS

The proposed Grasswood Business Centre is located on the southeast corner of Highway #219 and
Grasswood Road. Highway #219 was recently been upgraded to accommodate increased traffic volumes.
Grasswood Road is a single lane rural collector municipally maintained roadway with 8.0 m of paved
surface. The location of the proposed Grasswood Business Centre negates the need for the construction of
any new roadways; however, one approach to the development is required. The proposed development
was submitted to the Saskatchewan Ministry of Highways and Infrastructure and it was indicated that an
approach on Highway #219 would not be permitted, as it is an access controlled roadway, which requires a
minimum intersection to access road spacing of 400 m. As such, one proposed access road is located on
Grasswood Road and is situated in such a way to meet the Ministry’s locational standards. If deemed
necessary by the RM, a Traffic Impact Study will be commissioned by the Developer.

4.2

INTERNAL ROADS

The internal road will be constructed to the R.M. of Corman Park’s standard for internal commercial and
industrial roads at the expense of the Developer.

4.3

POTABLE WATER SUPPLY AND DISTRIBUTION

In terms of potable water, two potential sources have been identified in the immediate surrounding area.
Currently, the R.M. of Corman Park has a 150 mm diameter pressurized water main running along the east
boundary of the proposed development location known as the Grasswood Water System. The Dundurn
Rural Water Utility (DRWU) has a non-pressurized water main running along the north side of Grasswood
Road and the west side of Highway #219. AECOM conducted a Round 2 Water System Assessment
(WSA) of the existing Grasswood Water System. It was concluded that the Grasswood reservoir has
ample storage to provide potable water and fire protection and could accommodate future growth in the
area. The DRWU has indicated that they can service the proposed development, however, it would be up
to the user to pressurize the lines and store water on-site. Additionally, an ample supply of water must be
stored on-site to provide fire protection. If the option to receive water from the DRWU is pursued, the
DRWU has indicated they could provide a cost estimate of the installation up to the meter in each building.

4.4

WASTEWATER TREATMENT

In terms of wastewater management, it is anticipated that all sanitary sewage produced in the development
will be contained on-site in a holding tank sized to contain adequate volume for the site. It is anticipated
that the holding tanks will be sized in the detailed design phase of the proposed development. Envirotec
Services has expressed interest in providing sewage collection and disposal services for the development
(see Appendix I).

4.5

DRAINAGE AND STORMWATER MANAGEMENT

The runoff impacts of the proposed development at Parcel M of the NW 1/4 Section-33-35-5-W3M were
reviewed by AECOM. It was observed that the site drains from the northwest corner to the southeast
corner. The land is characterized as hummocky and is dotted with small mounds and depressions. The
pre-development runoff for the site was calculated at 124 litres per second for a 1:100 year storm event.
The proposed drainage system at the development would entail grading the site to provide overland
drainage to a wet pond on the east portion of Parcel M. The wet pond would provide storage for a 1:100
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year storm event, with a freeboard allowance of an additional 25%. It was determined that the parking lots
would be comprised of gravel instead of asphalt, thereby decreasing the impermeable compacted surfacing
and, as such, lowering the post-development runoff volume. It was calculated that draining the pond from
High Water Level (HWL) to Normal Water Level (NWL) over a 48-hour period will generate a
post-development runoff of 13.9 litres per second.
In terms of the water retention pond, the floor elevation was calculated at 503 metres. At NWL, the depth
shall be 2.0 metres. The NWL will be at 505.0 metres, which will provide sufficient slope to drain the
pond to the southeast corner of the site. The pond will have an operating depth of 1.8 metres from NWL to
the HWL and an additional 0.3 metres to the freeboard (FB) level. The pond’s length to width ratio was
calculated at approximately 3.5:1. Side slopes will vary from 3:1 to 5:1 and the bottom of the pond would
be graded with minimum longitudinal and lateral slopes of 100:1. It was indicated that the existing
drainage pattern will be maintained, therefore eliminating the need to obtain easements to drain the site.
This information was submitted to SWA for review. It was determined that approval would not be
required as long as water was not diverted along the west and north ditches, resulting in a downstream
impact. The site drainage plan currently situates the water retention pond centrally and adjacent to the
buffer strip on the south boundary of the site. The neighbour to the south identified concerns with the pond
being located near their property and the developer is willing to situate the pond adjacent to the east
boundary of the site. Most drainage plans locate the retention ponds centrally to allow more gradual
sloping towards the ponds (e.g. the attached drainage plan). We question the actual benefit of moving the
pond from a central location to a location on the periphery, but nonetheless have included this as a condition
in the draft rezoning agreement. In any case, the drainage plan will need to meet R.M. standards and be
approved by the WSA prior to development.

4.6

SHALLOW UTILITIES

The Developer has contacted various public utility companies with regard to the placement of shallow
utilities to the site including power, natural gas, and telephone. A response from these utility providers has
not yet been received, however, it is noted that each of these services is present within the immediate
surrounding area. Therefore, it is not anticipated that there would be any issues with servicing the
development.

4.7

SOLID WASTE DISPOSAL

In terms of solid waste, Loraas Disposal has indicated that they would be willing to remove the waste at the
proposed commercial development (see Appendix H).
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5

OTHER

5.1

GEOTECHNICAL

Geotechnical investigations were conducted by AECOM. The investigations were conducted to
characterize the subsurface conditions at the site of the proposed parking lot and to provide
recommendations concerning pavement design and utility installation. Subsurface geology was
investigated by drilling six (6) test holes in addition to the installation of two (2) standpipe piezometers.
Four test holes were advanced to a depth of 3.5 m below the existing ground surface, while the additional
two tests were advanced to a depth of 5.0 m below the existing ground surface. Piezometer data (water
levels) was measured twice: immediately after drilling and again on January 26, 2012. Groundwater
levels were measured between 2.02 m and 2.25 m below existing ground surface. The subsurface soil
profile was characterized in descending order as topsoil, clay, sand and clay. Based on the soil
encountered and existing groundwater conditions, it was concluded that the area is considered suitable for
the development of a proposed parking lot. Frost depth was estimated at 2.5 m below ground surface. It
was recommended that all pipes and footings be placed at a depth greater than 2.5 m below surface to
protect against frost action. Several recommendations concerning site preparation, excavations and
backfill, frost penetration, and pavement structure are also made in the geotechnical investigation.

5.2

FIRE AND PROTECTIVE SERVICES

The Developer is working with Saskatoon Fire and Protective Services to ensure that there are no concerns
with the proposed development. The R.M. of Corman Park currently funds the Saskatoon Fire Department
to provide coverage within the Municipality. The Corman Park Police Service currently works in
conjunction with the R.C.M.P. to provide protective services to the area.
Correspondence with the Deputy Chief from Saskatoon Fire and Protective Services indicating the type of
response required, including equipment and staff is attached as Appendix F. It was indicated that, as per
the service agreement with the R.M. of Corman Park, a minimum staff of 13 and the following apparatus
would be provided for a structure fire:
•
•
•
•
•

E-3 from #3 station; Taylor Street and York Ave; 500 gallon tank, 6005 Lpm
E-10 from #1 station; Idylwyld Dr. S.; 500 gallon tank; 6005 Lpm
T-23 Bush & Grass Truck #5 station; 421 Central Ave; 260 gallon tank;
T-24 Tanker #5 station; 421 Central Ave; 3000 US gal; 500 us gpm
Car 53 - Battalion Chief (command).

The Deputy Chief indicated that they do not depend on onsite water supplies.

5.3

ECOLOGICAL AND HERITAGE CONCERNS

AECOM contacted Saskatchewan Environment in January 2012 to identify whether an environmental
assessment would be required for the development of the proposed business centre. It was indicated that
an Environmental Impact Assessment (EIA) would not be required for the project (see Appendix G).
In terms of heritage resources, a screening was completed through the Heritage Conservation Branch. The
screening indicated that the quarter section is not heritage sensitive, and as such, there are no further
concerns with the development.
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6

STAGING AND IMPLEMENTATION

The proposed commercial development will be developed in a single phase. The current concept plan (as
attached in Appendix A) proposes up to six commercial lots. It is anticipated that the stormwater
management pond would be constructed at this time as well. While the water retention pond is primarily
functional in nature, it is proposed that the surrounding site be landscaped to add to the aesthetic value of
the property.
Additional landscaping in the form of buffers are proposed along all four sides of the subject property.
This landscaping will visually buffer the development from Highway #219 and Grasswood Road, as well as
from surrounding residential properties located on the east and south sides of the parcel. It is suggested
that a mix of coniferous and deciduous trees be planted, and should additional fill be obtained during
construction, berms could be incorporated into the green spaces to enhance the aesthetic value of the
property.
If rezoning to DC1 by agreement is approved, the Developer intends to market the development and the
response to such marketing will influence the number of sites actually subdivided. A subdivision
application, development permits and possibly discretionary use applications would be forthcoming at a
later date. The Developer also owns a construction company, so their preferred approach to developing the
site would be to subdivide lots, construct buildings, and lease out the buildings to prospective business
clients. If this were not feasible, the Developer would consider subdividing lots and selling them to
individual business owners.
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7

PUBLIC CONSULTATION

A public open house was held on May 22, 2012 from 6 p.m. to 8 p.m. at the SCPCA Log Cabin.
Information presented at the public open house included conceptual site drawings and a detailed
explanation of the differences between DC2 (existing zoning) and DC1 (desired zoning at that time).
Several neighbours attended the open house and one written response was received from the neighbours
immediately to the south of the proposed development site. Concerns included increased traffic, drainage,
type of potential commercial development and impact on property values. In terms of response the
developer offers the following:
1.

2.

3.

4.

Traffic: The volume and type of traffic are not known at this time. Based on response to
marketing, the developer proposes to subdivide the site and undertake a Traffic Impact Assessment
(TIA) if deemed necessary by the R.M. and Community Planning Branch, based on the subdivision
application. If deemed necessary, the TIA would examine the suitability of surrounding roads and
traffic safety issues.
Drainage: The developer’s drainage plan includes the construction of a storm water retention
pond. AECOM has designed this pond to meet the RM’s standard of accommodating a 1 in 100
year storm event, plus 25%. The Saskatchewan Water Security Agency (formally Saskatchewan
Watershed Authority) has reviewed the drainage plan and determined that the development would
not require approval under their legislation. If the rezoning agreement was approved and the
storm water retention pond was to be moved to the east side of the site, a revised engineered
drainage plan would be submitted to the R.M. and WSA for review.
Type of Potential Commercial Development: Actual development within the subdivision is
undetermined at this time. If the site is rezoned from DC2 to DC1 by agreement, the Corman Park
- Saskatoon Planning District Zoning Bylaw will provide for a series of permitted and discretionary
uses (along with appropriate development standards) that could potentially take place on the
development site. The District Planning Commission and R.M. Council ultimately would have
final decision making power on any potential discretionary use applications within the
development.
Impact on Property Values: The type of commercial uses within the proposed development will
be guided by the Corman Park - Saskatoon Planning District Zoning Bylaw. The developer also
proposes to provide landscaping and external buffers for the development for aesthetic purposes.

A second letter was sent to neighbours in June, 2014 to neighbouring properties to the proposed
development. Concerns included light pollution, landscaping and the provision of buffers, drainage,
fencing, snow clearing and traffic (see responses in Appendix J). A summary of Developer responses to
these concerns is listed below:
1.

2.

3.

4.
5.

Light: The developer will use techniques and standards consistent with the current version of the
International Dark Sky Association Lighting Code Handbook for outdoor lighting on the sites and
in the streets. Further to this, the rezoning agreement requires site and street light fixtures be
compatible with the standards of the IDA.
Landscaping and Buffers: Additional landscaping in the form of buffers along all four sides of the
property is proposed. Development permits that come forward if the proposal goes ahead are
subject to an additional layer of standards and regulations including landscaping standards.
Drainage: an engineered drainage plan that meets the RM of Corman Park’s drainage standards
has been completed. If a revised drainage plan is completed, it will be prepared by a professional
engineer and require approval of the R.M. and WSA.
Fencing: The developer plans to build a fence along the south side of the site.
Snow Clearing: The developer has indicated that the sale agreements will require snow clearing
along the south property line to address drainage issues.
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6.

Traffic: The developer is prepared to undertake a Traffic Impact Assessment study in order to
address safety concerns if necessary, however the location of the approach to the site was referred
to the Ministry of highways and it will meet their locational standards.
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APPENDICES
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Appendix A
Development Concept Plans
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Appendix B
Ministry of Highways and Infrastructure Correspondence
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Appendix C
Geotechnical Report
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Appendix D
Dundurn Rural Water Utility Correspondence

27

Appendix E
Saskatchewan Watershed Authority Correspondence
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Appendix F
Saskatoon Fire and Protective Services Correspondence
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Appendix G
Heritage Conservation Branch and Ministry of Environment
Correspondence
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Appendix H
Loraas Disposal Service Correspondence

Lee Smith
From:
Sent:
To:
Subject:

Jason Reeder [sales3@loraas.ca]
August 21, 2012 9:43 AM
Jim Walters
Grasswood and Highway 219 Development

Good morning,
I was speaking to Nick about the development on the corner of Grasswood Road and Highway 219. Loraas Disposal is a
local waste and recycling company that is based out of Saskatoon. We offer excellent service for both waste and
recycling to Saskatoon and surrounding area with the added benefit that we also own our own single stream recycling
facility, as well as our own landfill. Our landfill is located on Highway 12 North and is a provincially licensed landfill. We
will gladly offer any disposal services that is required for the development project currently underway.
If you have any questions, please feel free to contact me.
Jason Reeder
Sales Representative
Loraas Disposal Service
805 47th St E
Saskatoon, SK.
S7K 8G7
Ph: (306) 242‐2300
Fx: (306) 242‐4994
Email: sales3@loraas.ca

‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐
This email message, including attachments, is privileged and confidential information for the sole use of the intended recipient(s). Any
unauthorized review, use, disclosure or distribution is prohibited without the written permission of the sender. If you are not the intended
recipient, please contact the sender by reply email, destroy and delete all copies of the original message.

‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐
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Appendix I
Envirotec Services Correspondence

Lee Smith
From:
Sent:
To:
Subject:

Ezra Bellegarde [ebellegarde@envirotec.ca]
January 2, 2013 2:25 PM
Jim Walters
RE: Grasswood and Highway 219 Development

Good Afternoon Jim,
Envirotec Services would be delighted to provide the sewage collection and disposal services for this development.
Please feel free to contact me direct should you require any more information on Service Schedules or Pricing.
Regards,
Ezra Bellegarde | Vacuum Truck and Industrial Services Coordinator
Envirotec Services Incorporated
P.O. Box 25055, 100 Cory Road, Saskatoon, Saskatchewan S7K 8B7
P.O. Box 27063, 1910 Winnipeg Street, Regina, Saskatchewan S4R 0J0
Toll-Free: 877.244.9500 Local: T. 306.244.9500 F. 306.244.9501
www.envirotec.ca
Celebrating Over 20 Years of Business Excellence
Envirotec is a registered trademark under the Canadian Intellectual Property Office.

Please consider the environment before printing this email.
CONFIDENTIALITY STATEMENT MESSAGE: This e-mail and any attachments may contain confidential and privileged information. It is intended for the sole use of the individual(s) to
whom it is specifically addressed and should not be read by, or delivered to, any other person. The act of having communicated by email in no way waives any privilege or confidentiality
that may be claimed over these communications. If you are not the intended recipient, please notify the sender immediately by return e-mail, delete this e-mail and destroy all copies. Any
dissemination or use of this information by a person other than the intended recipient is not authorized and may be illegal. We thank you in advance for your cooperation. Envirotec
Services Incorporated is committed to protecting personal information in a manner that is accurate, confidential, secure, and responsible. We have taken precautions against viruses, but
take no responsibility for loss or damage that may be caused by its contents. Unless otherwise stated, opinions expressed in this email are those of the author and are not necessarily
endorsed by the author's employer.

From: Jim Walters [mailto:jwalters@crosbyhanna.ca]
Sent: January 2, 2013 2:14 PM
To: Ezra Bellegarde
Subject: Grasswood and Highway 219 Development

Hi Ezra, we are acting on behalf of a developer in the RM of Corman Park (Christmas Properties Ltd). The project is a 6
lot commercial development at the corner of Grasswood Road and Highway #219. The RM of Corman Park requires
developers to be able to demonstrate in writing that a company is willing and able to handle sewage collection. The
proposed method of sewage collection in this case will be septic tanks.
Would the developer be able to contract Envirotec to handle sewage collection and disposal?
Please let me know if you have any questions. The development still needs to be approved before anything formal
needs to be arranged.
Jim Walters, P.P.S., M.C.I.P.
1

Crosby Hanna & Associates
Phone: 306.665.3441
Fax: 306.652.9613
Email: jwalters@crosbyhanna.ca
From: Jason Reeder [mailto:sales3@loraas.ca]
Sent: October-10-12 3:45 PM
To: Jim Walters
Subject: RE: Grasswood and Highway 219 Development

Hi Jim,
Envirotec is owned by one of the Loraas brothers and is a separate company from Loraas Disposal. The contact there is
Ezra Bellgarde. You can contact him at (306) 244‐9500 or via email at ebellgarde@envirotec.ca. Do you happen to know
when construction is to begin at Grasswood and Hwy 219? Also, I was just wondering as to which side of Grasswood Rd
and Hwy 219 the development was going to take place?
Thanks,
Jason Reeder
Sales Representative
Loraas Disposal Service
805 47th St E
Saskatoon, SK.
S7K 8G7
Ph: (306) 242‐2300
Fx: (306) 242‐4994
Email: sales3@loraas.ca

‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐
This email message, including attachments, is privileged and confidential information for the sole use of the intended recipient(s). Any
unauthorized review, use, disclosure or distribution is prohibited without the written permission of the sender. If you are not the intended
recipient, please contact the sender by reply email, destroy and delete all copies of the original message.

‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐

From: Jim Walters [mailto:jwalters@crosbyhanna.ca]
Sent: Wednesday, October 10, 2012 10:47 AM
To: Jason Reeder
Subject: RE: Grasswood and Highway 219 Development

Hi Jason, Nick asked me to also check with Envirotec along the same lines as to whether they would be able to handle
sewage collection. He thought that Loraas owned the company. If this is the case, can you let me know who to contact
there?
2

Jim Walters, P.P.S., M.C.I.P.
Crosby Hanna & Associates
Phone: 306.665.3441
Fax: 306.652.9613
Email: jwalters@crosbyhanna.ca
From: Jason Reeder [mailto:sales3@loraas.ca]
Sent: August-21-12 9:43 AM
To: Jim Walters
Subject: Grasswood and Highway 219 Development

Good morning,
I was speaking to Nick about the development on the corner of Grasswood Road and Highway 219. Loraas Disposal is a
local waste and recycling company that is based out of Saskatoon. We offer excellent service for both waste and
recycling to Saskatoon and surrounding area with the added benefit that we also own our own single stream recycling
facility, as well as our own landfill. Our landfill is located on Highway 12 North and is a provincially licensed landfill. We
will gladly offer any disposal services that is required for the development project currently underway.
If you have any questions, please feel free to contact me.
Jason Reeder
Sales Representative
Loraas Disposal Service
805 47th St E
Saskatoon, SK.
S7K 8G7
Ph: (306) 242‐2300
Fx: (306) 242‐4994
Email: sales3@loraas.ca

‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐
This email message, including attachments, is privileged and confidential information for the sole use of the intended recipient(s). Any
unauthorized review, use, disclosure or distribution is prohibited without the written permission of the sender. If you are not the intended
recipient, please contact the sender by reply email, destroy and delete all copies of the original message.

‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐‐
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Appendix J
Public Consultation

DC2—Rural Convenience Commercial District
Site Development Standards

ZONING DC2— Rural Convenience Commercial District (existing zoning)
Purpose or intent: permit commercial uses which serve the daily convenience needs of the residents of a rural neighbourhood, and are complementary to adjacent residential land uses.
Permitted Uses:
Automotive, equipment and vehicle service (limited to automobile repairs and vehicle service);
Convenience commercial services; and
Public utility or municipal facilities.

Land Use

Min. Site Are

Max. Site
Area

Front Yard Setback

Side Yard
Setback

Rear Yard
Setback

Flanking Yard
Setback

Minimum
Frontage

Public Ulies,
Municipal Facilies

None

None

None

None

None

None

None

1 ha
(2.47 acres)

None

45 m
(147.6 )

6m
(19.7 )

6m
(19.7 )

21 m
(68.9 )

30 m
(98.4 )

All other uses

Uses in the DC1 and DC2 Districts must comply with the Commercial and Industrial Landscaping Requirements that are provided in the Corman Park—Saskatoon Planning District Zoning Bylaw.
All other development standards, including prohibited uses, are the same between the DC1 and DC2 Districts, apart from signage, where additional standards have been established for “Large Scale Commercial Establishments” in the DC1—Arterial Commercial District.

ZONING DC1— Arterial Commercial 1 District

(proposed zoning)

Purpose or intent: facilitate a diverse range of commercial activities serving the traveling public
and the local populations, displaying a high standard of appearance and focused at points of
intersection with primary municipal roadways, provincial highways and the perimeter highway.
Permitted Uses:
• Accommodation service (no bed & breakfasts)
• Amusement and entertainment service
• Animal health care facility
• Auction facility (no storage or sales of livestock)
• Automotive, equipment and vehicle service
• Commercial storage centre
• Community care facility
• Food service use
• Internment service
• Public market
• Public utility or municipal facilities
• Retail store

Discretionary Uses:
• Agricultural support service (no distribution, storage, or wholesaling of live
stock)
• Commercial complex
• Commercial recreation
• Local waste management and remediation industry (limited to recycling depot
or type 1 clean fill operation)
• Telecommunications facility
• Warehousing
• Warehouse sales
• Wholesale trade

DC1—Arterial Commercial District
Site Development Standards

Land Use

Public Ulies,
Municipal Facilies,
Telecommunicaon
Facility

All other uses

Min. Site Are

Max. Site
Area

Front Yard Setback

Side Yard
Setback

Rear Yard
Setback

Flanking Yard
Setback

Minimum
Frontage

None

None

None

None

None

None

None

0.2 ha
(0.5 acres)

None

45 m
(147.6 )

8m
(26.2 )

8m
(26.3 )

21 m
(68.9 )

30 m
(98.4 )

June 25, 2014
To: Whom it May Concern,
Christmas Properties is proposing to develop a Business Centre on the following land in the R.M. of
Corman Park:


A portion of the NW ¼ Section 33-35-5-W3M (Parcel M, Plan 62S02942), located at the corner
of Highway #219 and Grasswood road. We have included a map showing the location of the
proposed development.

“Grasswood Business Centre” is proposed to consist of 9 acres of DC1 – Arterial Commercial land.
Current zoning for the property is DC2 – Rural Convenience Commercial.
In consultation with R.M. Council and Administration, the proposed development has been re-designed to
reduce the total number of lots from six (6) to four (4). Additionally, the developer was required to have
an engineer undertake a drainage study as a part of this development. The resulting drainage plan been
engineered so that there will be no adverse impacts on neighbouring properties. The proposed
development has also been modified to include only the following uses as described below:
Permitted Uses:
- Animal health care facility
- Automotive, equipment and vehicle service
- Food service use
- Public market
- Public utility or municipal facilities
- Retail store
- Convenience commercial service
Discretionary Uses:
- Commercial recreation
- Telecommunications facility
- Warehouse sales
The proposal has been modified with the intent of removing uses that were thought to have a higher
potential to conflict with neighbouring residential development. As such, the following permitted uses
were removed from the original proposal:
- Accommodation service
- Amusement and entertainment service
- Auction facility
- Commercial storage centre
- Internment service
The following discretionary uses were removed from the original proposal:
- Agricultural support service
- Commercial complex

Christmas Properties
June 24, 2014
Page 2
-

Local waste management and remediation industry
Warehousing
Wholesale trade.

Should you have any questions or wish to make comments regarding this proposed development, please
call Jim Walters or Leanne DeLong at Crosby Hanna & Associates at 306-665-3441. Alternatively, you
can email Jim at jwalters@crosbyhanna.ca or Leanne at ldelong@crosbyhanna.ca. Please provide your
comments by July 11, 2014.
Sincerely,

Jim Walters, RPP MCIP
Crosby Hanna & Associates
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In June 2014, a letter was sent to property owners located in proximity to the proposed Christmas
Properties Business Centre. Generally speaking, response to the development was negative, particularly
regarding drainage (existing and future), a change in the character of the area, increased traffic,
pollution (light and garbage), noise, excess signage, a decrease in residents quality of life, decreasing
property values, concern over maintenance and design/location of the drainage pond, concern about
the types of businesses that will potentially be located on the site, and concern over potentially affecting
the local wildlife. The following table summarizes the concerns that were received along with the
Developer’s response. All correspondence received can be found in Appendix “?”.
Stakeholder
Terry Friggstad

Comments/Concerns
Concern over the fill that was
brought in. No need for
additional commercial
development due to complete
slate of services located three
minutes away. Concern over the
change in the character of the
residential nature of the area.
Revert it back to residential.

Developer Response to
Concerns
The design, location and
purpose of the pond is to
intercept the quick runoff and
then release it to the natural
drainage channel at predevelopment rate. The location
of the pond is due to the
natural lay of the land and the
interaction of the new site with
the natural drainage patterns.
Storm water modelling and
design was done to best
determine the pre-development
run-off and to match that to the
post-development runoff.

The type of commercial uses
within the proposed
development will be guided by
the Corman Park - Saskatoon
Planning District Zoning Bylaw.
The developer also proposes to
provide landscaping and
external buffers for the
development for aesthetic
purposes.
Development permits that
come forward if the proposal
goes ahead are subject to an
additional layer of standards
and regulations including
landscaping standards.
Terry Borisko

Wanted to know when an
additional public open house

A public open house was held
on May 22, 2012. A change to

would be held. Concern over
not knowing the exact uses that
will occur on each site. Concern
about warehouse sales as a use.
Concern about building sizes
generating traffic. Concern over
signage and light pollution.
Concern over accessory
buildings and the storage of
vehicles as well as the display of
finished goods for sale,
particularly for a warehouse.
Concern about the change in
character of the residential
nature of the area as well as
property values. No definition
or explanation of the proposed
uses. Concern over the
additional fill brought in, the
site is unkempt and an eyesore.
Important for community and
residents that the zoning
remain unchanged.

the original proposal was made
reducing the number of lots and
reducing the types of uses that
would be allowed on the site. A
follow-up letter was sent to
property owners in close
proximity to the proposed site
to notify them of the changes
being made to the original
proposal. All of the changes
made are more restrictive than
what was contained in the
original proposal.

Each use listed in the Zoning
Bylaw is defined in Section 6 –
Definitions in the Corman Park –
Saskatoon Planning District
Zoning Bylaw.
The design, location and
purpose of the pond is to
intercept the quick runoff and
then release it to the natural
drainage channel at predevelopment rate. The location
of the pond is due to the
natural lay of the land and the
interaction of the new site with
the natural drainage patterns.
Storm water modelling and
design was done to best
determine the pre-development
run-off and to match that to the
post-development runoff.
The type of commercial uses
within the proposed
development will be guided by
the Corman Park - Saskatoon
Planning District Zoning Bylaw.
The developer also proposes to
provide landscaping and
external buffers for the
development for aesthetic
purposes.

Development permits that
come forward if the proposal
goes ahead are subject to an
additional layer of standards
and regulations including
landscaping standards.

9,000 m3 of the required 50,000
m3 of fill has been hauled in to
date. This amount of fill is
needed to implement the
drainage plan that meets the
RM of Corman Park’s standards.
Kerri Dolgopol

Concern over increased traffic.
Concern over the increase in
noise and lights. Concern over
the potential uses that may
locate on the site. Feels the
uses listed are vague. The redesigned proposal is not
acceptable. There would have
to be a lot of effort, design and
money to try to blend
commercial into residential
area. Why add water to an area
with an already high water
table? Concern over
maintenance of pond. Will
continue to petition against
these proposals.

Each use listed in the Zoning
Bylaw is defined in Section 6 –
Definitions in the Corman Park –
Saskatoon Planning District
Zoning Bylaw.

Additional landscaping in the
form of buffers along all four
sides of the property are
proposed. Development
permits that come forward if
the proposal goes ahead are
subject to an additional layer of
standards and regulations
including landscaping
standards.
The developer plans to use
techniques and standards
consistent with the current
version of the International
Dark Sky Association Lighting
Code Handbook for outdoor
lighting on the site.
Water is not being added to an
already high water table, a pond
has been engineered to collect
water from the site in order for
it to drain at a controlled rate
along the natural drainage
pattern at the south and east
perimeters of the property,
where it would not be any

different than without the
pond. The pre-development
run-off matches the postdevelopment run-off with the
creation of the retention pond.
Darwin Dolgopol

Concern over increased traffic.
Concern over the increase in
noise and lights. Concern over
the potential uses that may
locate on the site. Feels the
uses listed are vague. The redesigned proposal is not
acceptable. There would have
to be a lot of effort, design and
money to try to blend
commercial into residential
area. Why add water to an area
with an already high water
table? Concern over
maintenance of pond. We will
continue to petition against
these proposals.

Each use listed in the Zoning
Bylaw is defined in Section 6 –
Definitions in the Corman Park –
Saskatoon Planning District
Zoning Bylaw.

Additional landscaping in the
form of buffers along all four
sides of the property are
proposed. Development
permits that come forward if
the proposal goes ahead are
subject to an additional layer of
standards and regulations
including landscaping
standards.
Water is not being added to an
already high water table, a pond
has been engineered to collect
water from the site in order for
it to drain at a controlled rate
along the natural drainage
pattern at the south and east
perimeters of the property,
where it would not be any
different than without the
pond. The pre-development
run-off matches the postdevelopment run-off with the
creation of the retention pond.

Tim and Sue Britton

Not interested in having any
commercial development in the
area that could potentially have
a negative impact on the
current owners due to
increased traffic, noise, etc. Feel
the properties should stay
zoned as they are. We would
support the zoning staying the

The type of commercial uses
within the proposed
development will be guided by
the Corman Park - Saskatoon
Planning District Zoning Bylaw.
The developer also proposes to
provide landscaping and
external buffers for the
development for aesthetic
purposes.

same or reverting back to a
country residential property.

Martin Gerard

Concern over noise, light, traffic
and litter. Concern over record
high water tables and drainage
issues that might aggravate
already local problems. If
development goes ahead, we
would hope that the pond
would be located along
Grasswood Road.

Development permits that
come forward if the proposal
goes ahead are subject to an
additional layer of standards
and regulations including
landscaping standards.
The type of commercial uses
within the proposed
development will be guided by
the Corman Park - Saskatoon
Planning District Zoning Bylaw.
The developer also proposes to
provide landscaping and
external buffers for the
development for aesthetic
purposes.

Development permits that
come forward if the proposal
goes ahead are subject to an
additional layer of standards
and regulations including
landscaping standards.
The developer plans to use
techniques and standards
consistent with the current
version of the International
Dark Sky Association Lighting
Code Handbook for outdoor
lighting on the site.
The design, location and
purpose of the pond is to
intercept the quick runoff and
then release it to the natural
drainage channel at predevelopment rate. The location
of the pond is due to the
natural lay of the land and the
interaction of the new site with
the natural drainage patterns.
Storm water modelling and
design was done to best
determine the pre-development

run-off and match that postdevelopment runoff to this.

Preliminary information was
submitted to the Water Security
Agency for review and they had
no concerns regarding a
drainage pond that
complemented the existing
natural drainage pattern.
Angela Jamieson-Fung and
Patrick Jamieson

Concerns over the drainage of
the property, as well as
maintenance and design of the
drainage pond. How will safety
in regard to the pond, as well as
mosquito breeding, and
maintenance be addressed? Is
the placement of the pond the
best placement? Not against
development but concerned
about additional traffic, noise,
rubbish, and insufficient
community consultation.

The design, location and
purpose of the pond is to
intercept the quick runoff and
then release it to the natural
drainage channel at predevelopment rate. The location
of the pond is due to the
natural lay of the land and the
interaction of the new site with
the natural drainage patterns.
Storm water modelling and
design was done to best
determine the pre-development
run-off and to match that to the
post-development runoff.

Preliminary information was
submitted to the Water Security
Agency for review and they had
no concerns regarding a
drainage pond that
complemented the existing
natural drainage pattern.
The type of commercial uses
within the proposed
development will be guided by
the Corman Park - Saskatoon
Planning District Zoning Bylaw.
The developer also proposes to
provide landscaping and
external buffers for the
development for aesthetic
purposes.
Development permits that
come forward if the proposal

goes ahead are subject to an
additional layer of standards
and regulations including
landscaping standards.

A public open house was held
on May 22, 2012. A change to
the original proposal was made
reducing the number of lots and
reducing the types of uses that
would be allowed on the site. A
follow-up letter was sent to
property owners in close
proximity to the proposed site
to notify them of the changes
being made to the original
proposal. All of the changes
made are more restrictive than
what was contained in the
original proposal.
Should Council decide to move
forward with the proposal,
community consultation will
continue to be undertaken,
based on the requirements of
the Planning and Development
Act, 2007, the policies
contained within the Corman
Park – Saskatoon Planning
District Official Community Plan
and any additional consultation
required by the RM of Corman
Park Council.
Paulett Sapergia and Charles
French

The proposed business complex
is not conducive to acreage
living. It is of no use to people
in the area and will cause more
traffic, noise and disturbances
in what was to be a quiet rural
community. There are ample
facilities available just down the
road. Land is perhaps better
suited for a wildlife refuge.

The type of commercial uses
within the proposed
development will be guided by
the Corman Park - Saskatoon
Planning District Zoning Bylaw.
The developer also proposes to
provide landscaping and
external buffers for the
development for aesthetic
purposes.

Development permits that
come forward if the proposal

goes ahead are subject to an
additional layer of standards
and regulations including
landscaping standards.
Cedric and Anne Gillott

Opposition to the proposal.
Concern over drainage issues.
Proposed development will
worsen the quality of life, more
traffic, more noise, more litter
especially for the neighbour
located to the south of the site.
Sincerely hope that the RM
Council will deny the proposal.
Drainage has been affected by
additional fill already brought
in.

The design, location and
purpose of the pond is to
intercept the quick runoff and
then release it to the natural
drainage channel at predevelopment rate. The location
of the pond is due to the
natural lay of the land and the
interaction of the new site with
the natural drainage patterns.
Storm water modelling and
design was done to best
determine the pre-development
run-off and to match that to the
post-development runoff.

The type of commercial uses
within the proposed
development will be guided by
the Corman Park - Saskatoon
Planning District Zoning Bylaw.
The developer also proposes to
provide landscaping and
external buffers for the
development for aesthetic
purposes.
Development permits that
come forward if the proposal
goes ahead are subject to an
additional layer of standards
and regulations including
landscaping standards.
9,000 m3 of the required 50,000
m3 of fill has been hauled in to
date. This amount of fill is
needed to implement the
drainage plan that meets the
RM of Corman Park’s standards.
Donna Burlingame

Continued objection to the
proposal. Concerns over

The type of commercial uses
within the proposed

increased traffic at an already
dangerous intersection.
Increased pollution and noise.
Peaceful country living will be
significantly impaired. Concern
over a potential decrease in
property values.

development will be guided by
the Corman Park - Saskatoon
Planning District Zoning Bylaw.
The developer also proposes to
provide landscaping and
external buffers for the
development for aesthetic
purposes.

Development permits that
come forward if the proposal
goes ahead are subject to an
additional layer of standards
and regulations including
landscaping standards.
Wes and Charlotte Vanstone

Concern over the
transformation from a quiet
residential area to an industrial
area. Additional soil that was
hauled in may have a negative
impact on the drainage pattern.
Additional soil and destruction
of trees has created an eyesore.
Concern over reduced property
values.

The design, location and
purpose of the pond is to
intercept the quick runoff and
then release it to the natural
drainage channel at predevelopment rate. The location
of the pond is due to the
natural lay of the land and the
interaction of the new site with
the natural drainage patterns.
Storm water modelling and
design was done to best
determine the pre-development
run-off and to match that to the
post-development runoff.

9,000 m3 of the required 50,000
m3 of fill has been hauled in to
date. This amount of fill is
needed to implement the
drainage plan that meets the
RM of Corman Park’s standards.
The type of commercial uses
within the proposed
development will be guided by
the Corman Park - Saskatoon
Planning District Zoning Bylaw.
The developer also proposes to
provide landscaping and
external buffers for the

development for aesthetic
purposes.

Development permits that
come forward if the proposal
goes ahead are subject to an
additional layer of standards
and regulations including
landscaping standards.
Keith and Matina Morton

Concern over the retention
pond and its location, as well as
its effect on the groundwater.
Concern over how the pond will
maintain the existing drainage
pattern to the southeast.

Concern over the fill that was
brought in addition to how it is
currently graded.
Requesting a 7 foot fence be
built along the south boundary
of the proposed development
site as well as snow removal
away from the south property
line in the winter.
Concern over the number of
lots resulting in more traffic,
noise, lights, scared wildlife, and
reducing the quality of life for
residents.
Concern over a reduction in
property value.

The design, location and
purpose of the pond is to
intercept the quick runoff and
then release it to the natural
drainage channel at predevelopment rate. The location
of the pond is due to the
natural lay of the land and the
interaction of the new site with
the natural drainage patterns.
Storm water modelling and
design was done to best
determine the pre-development
run-off and to match that to the
post-development runoff.

Preliminary information was
submitted to the Water Security
Agency for review and they had
no concerns regarding a
drainage pond that
complemented the existing
natural drainage pattern.
The type of commercial uses
within the proposed
development will be guided by
the Corman Park - Saskatoon
Planning District Zoning Bylaw.
The developer also proposes to
provide landscaping and
external buffers for the
development for aesthetic
purposes.
Development permits that
come forward if the proposal
goes ahead are subject to an

additional layer of standards
and regulations including
landscaping standards.

9,000 m3 of the required 50,000
m3 of fill has been hauled in to
date. This amount of fill is
needed to implement the
drainage that meets the RM of
Corman Park’s Standards.
The developer plans to use
techniques and standards
consistent with the current
version of the International
Dark Sky Association Lighting
Code Handbook for outdoor
lighting on the site.
The developer plans to build a
fence along the south side of
the site.
The developer has indicated
that the sale agreements will
require snow clearing along the
south property line to address
drainage issues.
Judith and Larry Wine

Opposed to the zoning change
of the 10 acres at the corner of
Grasswood Road and Hwy 219
from DC2 to DC1. There is no
need for commercial
development at this location.
Stonebridge and other parts of
the City of Saskatoon nearby
already have a sufficient and
accessible supply of such land
use. We are against what we
see as an example of urban
sprawl.

Gerald Van Lambalgen

Opposed to any changes in
zoning to the Parcel M at
Grasswood and Lorne Avenue.
Oppose the commercial
development proposed for

Ron and Joyce Thorstad

Curt Hidinger

Donna and Trent Seidel

Parcel M at Grasswood and
Lorne Avenue.
Oppose the commercial
development proposed for the
Katsiris Parcel M at the corner
of Grasswood and Highway 219.
Oppose the business centre
proposal due to the impact it
will have on the quiet, rural
setting. Quality of life will be
affected due to increase in
traffic, bright lights, garbage
and noise.

The type of commercial uses
within the proposed
development will be guided by
the Corman Park - Saskatoon
Planning District Zoning Bylaw.
The developer also proposes to
provide landscaping and
external buffers for the
development for aesthetic
purposes.

Development permits that
come forward if the proposal
goes ahead are subject to an
additional layer of standards
and regulations including
landscaping standards.
The developer plans to use
techniques and standards
consistent with the current
version of the International
Dark Sky Association Lighting
Code Handbook for outdoor
lighting on the site.
Dave Forrest and Sandy HislopForrest

Development is not consistent
with the purpose for which this
area was conceived - nor with
purpose for which people seek
to buy in this area. Close
enough to services in the city.
Proposed services will not
enhance our lives. Concern
over property values, noise,
traffic, dust and other daily
effects. Loss of peaceful rural
living. Against the proposal.

The type of commercial uses
within the proposed
development will be guided by
the Corman Park - Saskatoon
Planning District Zoning Bylaw.
The developer also proposes to
provide landscaping and
external buffers for the
development for aesthetic
purposes.

Development permits that
come forward if the proposal
goes ahead are subject to an
additional layer of standards

and regulations including
landscaping standards.

The developer plans to use
techniques and standards
consistent with the current
version of the International
Dark Sky Association Lighting
Code Handbook for outdoor
lighting on the site.

33

Appendix K
Letter Proposing Modified DC-1 District

February 5th, 2015
R.M. of Corman Park
111 Pinehouse Drive
Saskatoon, SK S7K 5W1
To: Members of the R.M. of Corman Park Council,
Please accept this as a letter on behalf of Christmas Properties in response to recent discussions
with the RM of Corman Park Administration and mediation discussions. The Developer
respectfully submits a request that the following list of uses be provided for in the Grasswood
Business Centre (Parcel M, Plan 62S02942):
Permitted Uses:
- Automotive, equipment and vehicle service
- Food service use
- Public market
- Public utility or municipal facilities
- Retail store
- Convenience commercial service
Discretionary Uses:
- Commercial recreation
- Telecommunications facility
- Warehouse sales
Please note that we have removed “Animal Health Care Facility” from the list of potential uses
in the Business Centre because of potential conflict with neighbouring residential uses. We
believe that the array of uses listed above represents a good fit for the location and with other
potential development that is being proposed in the broader area.
Currently the property is zoned D – Rural Commercial 2 District (DC2). The uses provided for in
the DC2 District are Convenience Commercial Service, Public Utility or Municipal Facilities and
Automotive Repair Shop. The additional uses proposed are would be similar in nature (e.g.
retail store vs. convenience commercial vs. public market vs. warehouse sales) to those
permitted in DC2. We are suggesting that Council could use a contract zone to rezone the
property to D – Arterial Commercial 1 District (DC1). Using a contract zoning agreement would
allow the R.M. to limit the uses permitted within the development (e.g. the list above or a
modified list acceptable to Council) and limit the minimum site size, plus other standards as
...2

deemed necessary (e.g. dark sky light fixtures only, no outside storage unless screened). The
concept plan that is attached along with a revised Comprehensive Development Review,
represents the layout initially submitted to the RM, and shows the proposed development of up
to six lots. Through a contract zoning agreement Council can control the number of lots
permitted by setting the minimum site size for lots appropriately.
We wish to point out that property as currently designated (Commercial - in the Corman Park –
Saskatoon Planning District Official Community Plan) and zoned (DC2 - in the Corman Park –
Saskatoon Planning District Zoning Bylaw) is undevelopable.
Under current zoning, the
property could be subdivided and developed into three 1.2 ha parcels, each housing a
convenience store and possible auto repair shop. Convenience stores typically occupy 0.12 –
0.20 ha and this use does not appear feasible given the presence of two convenience stores at
the intersection of Highway #11 and Grasswood Road and another at the corner of Ruth Street
and Lorne Avenue (in the City of Saskatoon).
The Developers look forward to working with Administration and Council. Should you require
any additional information, please do not hesitate to contact me at 306-665-3441. We look
forward to hearing from you.
Sincerely,

Jim Waters, RPP MCIP
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Appendix L
Proposed Rezoning Agreement

Rezoning Agreement
This Agreement made effective this _____ day of __________________, 2015.
Between:
The Rural Municipality of Corman Park No. 344 a municipal
corporation in the Province of Saskatchewan, (“the Municipality”)
- and Christmas Properties Ltd. operating in the Rural Municipality of
Corman Park No. 344, in the Province of Saskatchewan (“the
Owner”)
Whereas:
A. The Owner is the registered owner or beneficial owner of the lands described as follows:
(i)

Parcel M, Plan 62S02942

(collectively referred to as the “Land”)
B. The Owner has applied for approval to rezone the Land described in Section A from a
DC2 – Rural Convenience Commercial 2 District to DC1 – Arterial Commercial 1
District to allow the development of the proposal specified in this Agreement.
C. The Municipality has an approved Official Community Plan which, pursuant to Section
69 of The Planning and Development Act, 2007, contains guidelines respecting the
entering into of agreements for the purpose of accommodating requests for the rezoning
of land.
D. The Municipality has agreed, pursuant to the provisions of Section 69 of The Planning
and Development Act, 2007, to rezone the Land described in Section A from DC2 – Rural
Convenience Commercial 2 District to DC1 – Arterial Commercial 1 District to allow the
development of the proposal specified in this Agreement.
Now therefore this Agreement witnesseth that the parties hereto covenant and agree as
follows:
Land to be Used in Accordance with Agreement
1. The Owner agrees that, upon the Land being rezoned from DC2 – Rural Convenience
Commercial 2 District to DC1 – Arterial Commercial 1 District, none of the Land shall

be developed except in accordance with the terms and conditions set out in this
Agreement.
Use of Land
2. The Owner intends to Develop a 3.73 ha Business Centre and agrees that the use of the
Land shall be restricted to the following:
a. Permitted Uses
(i)
Automotive Repair Shop
(ii)
Animal Health Care Facility
(iii) Commercial Storage Centre
(iv)
Food Service Use
(v)
Public Market
(vi)
Public Utility or Municipal Facilities
(vii) Retail Store
b. Discretionary Uses
(i)
Commercial Recreation
(ii)
Telecommunications Facility
Development Standards
3. The following development standards shall be applicable to the Land:
(i)
a maximum of 6 separate commercial sites may be subdivided out of the
Land.
(ii)
Only one approach will be permitted to access the Land from Grasswood
Road. No new approaches will be permitted to the access the Land from
Highway #219.
(iii) All other development standards shall be those applicable to the DC1
District.
(iv)
Buffer Strips – A 5 metre wide Buffer Strip shall be dedicated on the
perimeter of the Land at the time of subdivision, excepting that area
required for the approach.
(v)
Site Drainage – Site drainage shall be accommodated through the
construction of an engineered storm water retention pond adjacent to the
required buffer strip adjacent to the eastern boundary of Parcel M, Plan
62S02942. The design of the storm water retention pond must completed
by a professional engineer and be approved by the Saskatchewan
Watershed Authority and the Municipality.
(vi)
Site and Street Lighting – Outdoor site and street light fixtures shall be
compatible with the standards of the International Dark Sky Association.

Application of Zoning Bylaw
4. The Owner covenants and agrees that, except to the extent otherwise specified in this
Agreement, the provisions of the Corman Park – Saskatoon Planning District Zoning
Bylaw as amended from time to time shall apply.
Compliance with Agreement
5. The Owner covenants and agrees not to develop or use the Land unless such
development, use and construction complies with the provisions of this Agreement.
Disposition Subject to Agreement
6. The Owner covenants and agrees that any sale, lease or other disposition or encumbrance
of the Land or part thereof shall be made subject to the provisions of this Agreement.
Definitions
7. Any word or phrase used in this Agreement which is defined in the Corman Park –
Saskatoon Planning District Zoning Bylaw shall have the meaning ascribed to it in the
Bylaw.
Departures and Waivers
8. No departure or waiver of the terms of this Agreement shall be deemed to authorize any
prior or subsequent departure or waiver, and the Municipality shall not be obliged to
continue any departure or waiver or permit subsequent departures or waivers.
Severability
9. If any covenant or provision of this Agreement is deemed to be void or unenforceable in
whole or in part, it shall not be deemed to affect or impair the validity of any other
covenant or provision of this Agreement.
Governing Law
10. This agreement shall be governed and interpreted in accordance with the laws of the
Province of Saskatchewan.
Effective Date of Rezoning
11. It is understood by the Owner that the Land shall not be effectively rezoned from DC2 –
Rural Convenience Commercial 2 District to DC1 – Arterial Commercial 1 District until:
(a) the Council of the Rural Municipality of Corman Park No. 344 has passed a Bylaw to
that effect; and

(b) this Agreement is registered by the Municipality, by way of an Interest Registration,
against the Land.
Use Contrary to Agreement
12. (1) The Council of the Rural Municipality of Corman Park No. 344 may declare this
Agreement void where any of the Land or buildings thereon is developed or used in a
manner which is contrary to the provisions of this Agreement, and upon the Agreement
being declared void, the Land shall revert to a DC2 – Rural Convenience Commercial 2
District.
(2) If this Agreement is declared void by the Council of the Rural Municipality of
Corman Park No. 344, the Municipality shall not, by reason thereof, be liable to the
Owner or to any other person for any compensation, reimbursement or damages on
account of loss or profit, or any account of expenditures, or any other account whatsoever
in connection with the Land.
Registration of Interest
13. (1) The Parties hereto acknowledge that this Agreement is made pursuant to Section 69
of The Planning and Development Act, 2007 and the Owner agrees that this Agreement
shall be registered by way of an Interest Registration against the Title to the Land. As
provided in Section 236 of The Planning and Development Act, 2007, Section 63 of The
Land Titles Act, 2000 does not apply to the Interest registered in this Agreement.
(2) This Agreement shall run with the Land pursuant to Section 69 of The Planning and
Development Act, 2007, and shall bind the Owner, its successors and assigns.
Enurement
14. This agreement shall enure to the benefit of and be binding upon the parties hereto and
their respective heirs, executors, administrators, successors and assigns.

The Rural Municipality of Corman Park No. 344
Reeve
__________________________________________
Administrator

Christmas Properties Ltd.
__________________________________________
__________________________________________

