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Executive Summary 
The Sutherland neighbourhood in the city of Saskatoon is a community with a unique and interesting 
history, dating back to its beginning in the early 1900’s as a railway town. 

The purpose of this study is to develop a Master Plan that will lead to the revitalization of the Sutherland 
business area. In addition this study seeks to address outstanding recommendations identified by the 
Local Area Plan, and of neighbourhood safety audits, for the Sutherland neighbourhood. Structured as a 
joint initiative between the Sutherland Business Improvement District and the City of Saskatoon, AECOM 
has worked with a Steering Committee comprised of representatives of these two agencies, to develop a 
Master Plan to address these needs.  

This Master Plan process has resulted in the development of recommendations related to land use and 
future development, improved traffic flow, streetscaping and maximization of pedestrian safety. It is 
anticipated that implementation of recommendations of the Master Plan will result in a revitalized 
commercial area that is provides a welcoming and friendly shopping and service oriented environment for 
both the local community and the broader area.  

Land Use and Development 

The Sutherland business area is an area undergoing the process of revitalization.   The following 
recommendations related to planning and future development will assist in realizing a more vibrant 
commercial area.  

�x Rezone lands on east side of Central Ave., between 109th Street and the railway track crossing, 
from B3 to B5A, to provide more opportunity for commercial development of this area.  (City of 
Saskatoon). 

�x Amend B5A zoning provisions to restrict any future billboards from being situated in that zoning 
district (City of Saskatoon). 

�x Encourage commercial property owners to consider opportunity to develop residential units in 
conjunction with commercial uses on a site. (BID) 

�x Promote awareness and uptake of funding opportunities offered to property owners through the 
Enterprise zone (BID) to encourage façade improvements, as well as the redevelopment and 
development of commercial properties in Sutherland . (BID) 

�x Consider any potential opportunities to develop a green corridor to link Sutherland Park and the 
northerly portion of Sutherland neighbourhood to the commercial corridor. (City of Saskatoon in 
conjunction with Sutherland community).   

�x Explore potential opportunity to develop a plaza area that would serve a focal point for Central 
Avenue, in conjunction with any development that may occur on the CPR lands fronting Central 
Avenue.  

�x Encourage individual property owners to consider how they might reduce the dust generated from 
their properties (BID).   

�x Promote neighbourhood functionality through civic maintenance, encouraging private property 
maintenance, seeking active involvement of bar and restaurant owners in minimizing the negative 
behaviours of patrons, and undertaking active enforcement measures to address issues such as 
parking turnover rates, speeding, and public safety.  (BID, City of Saskatoon, Sutherland 
Community) 

�x Develop Branding / Marketing study to identify a theme, brand, and appropriate marketing 
initiatives for the Sutherland Business community. (BID) 



Sutherland Business Improvement District 

Ce nt ra l  Ave n ue  Master  P lan  

 

 

RPT-G377-001-00 Final Report - 090722.doc 
 

Transportation 

The recommended Traffic and Parking Management Plan for the Central Avenue Master Plan was 
developed based on a review of the existing and forecast operations for vehicular traffic, trucks, transit, 
pedestrians and cyclists, safety, as well as parking.   

The Traffic and Parking Management Plan includes a five-lane cross section with on-street parallel 
parking, one travel lane in each direction and the implementation of a left turn lane/centre median.  In 
order to provide this cross section, a reduction in travel lane width and turning lane width is necessary 
and is consistent with other retrofit streetscape projects within the city.  

The functionality of Central Avenue as an arterial roadway has been maintained, with additional emphasis 
on improving the vitality of businesses along both sides of Central Avenue. 

Other recommendations within the Traffic and Parking Management Plan include: 

�x Implement of northbound and southbound left turn lanes at the Central Avenue and 108th Street 
intersection to provide additional storage for these movements.  Re-align the east leg to match 
the west leg and eliminate the lane offset. 

�x Monitor the unsignalized intersections periodically as Central Avenue becomes further developed 
with new businesses as part of the City’s development approval process (i.e. Site Impact Traffic 
Studies) 

�x Develop bulbed curb extensions at intersections to improve pedestrian flow across Central 
Avenue, where feasible and not in conflict with transit stops 

�x Construct an active pedestrian corridor at the Central Avenue and 112th Street intersection 

�x Implement pedestrian crosswalk signage and pavement markings along Central Avenue that is 
consistent with the treatments identified within the City of Saskatoon Traffic Control at Pedestrian 
Crossing 

�x Retain the restriction on the westbound left turn movement at the Central Avenue and 
Gray Avenue intersection due to the skewed intersecting angle.  Consider a more detailed safety 
review to examine the vertical alignment and geometrics 

�x Continue to examine alternative north-south links within the Sutherland Industrial Park to access 
Central Avenue south of 105th Street or McKercher Drive as an alternative truck route 

�x Maximize the number of on-street parking spaces along Central Avenue and the side streets 
where possible.  Increased enforcement of existing parking restrictions is the most appropriate 
measure to address on-street parking concerns within the study area 
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Streetscape Enhancement 

Central Avenue is a busy arterial roadway.  Improvements to the streetscape directed at slowing traffic, 
supporting pedestrians, and providing landscaping and other amenities will establish a more local 
neighbourhood feel.  The following provides a summary of the recommendations for the streetscape plan 
to achieve these objectives:  

�x Establish a defined concrete walking surface and unit paver amenity strips adjacent to the 
existing buildings, along both sides of Central Avenue.  The amenity strips will offer opportunities 
to place street trees in tree grates and separate the parking lane from the concrete sidewalk. 

�x Create corner bulbs at each intersection along Central Avenue to allow better pedestrian 
movement at the corners, and facilitate safer street crossing, by increasing the visibility of 
pedestrians, reducing the width of street to be crossed, and slowing traffic.  Some of the elements 
incorporated in the corner bulbs are raised planters, benches, planting including both a mix of 
trees and shrub material, and various unit paver and hard surface patterns.  

�x Bury electrical utilities within the amenity strips 

�x Install pedestrian crossing lights at 112th Street 

�x Install medians along Central Avenue, thereby reducing the vehicular traffic to one lane in each 
direction, and to deter pedestrians from attempting to cross at mid block.  Concrete aprons 
bordering the medians lead to a raised planter complete with irrigation, ornamental trees and 
shrub planting.  At each end of the median, a banner pole will offer opportunities to advertise 
upcoming events. 

�x Provide enhanced lighting along Central Avenue in the form of street lights and lower level 
pedestrian lights 

�x Create spaces for gathering and sitting at corner bulbs, and potentially through development of a 
small plaza at 110th Street 

�x Provide a separate curb and sidewalk along the length of Gray Avenue on the south side of the 
street to better accommodate pedestrians.  

A theme for Sutherland that may be identified through the branding study can be reflected in the specific 
colour materials and furniture selections.  It is recommended that overhead entrance features on Central 
Avenue, at 108th Street and at 115th Street be installed, and that these structures also introduce and 
reflect the theme / brand developed for the area. 

The Master Plan for Central Avenue will focus on revitalizing the commercial corridor along Central 
Avenue, as well as along Gray Avenue.  Focus on enhancing pedestrian safety is paramount.  Many of 
the outstanding recommendations of the Local Area Plan are addressed, and it is anticipated that a 
number of the issues and concerns identified through neighbourhood safety audits can be alleviated or 
minimized through development of a more vibrant and pedestrian friendly commercial corridor.    
Recommendations for phasing of the streetscaping work are included in the Master Plan, and are based 
on completion of two block sections of Central Avenue.  It is anticipated that the work along Gray Avenue 
would be completed in one phase.  This Master Plan sets the stage for further detailed design work 
required prior to implementation of the upgrades to Central Avenue and Gray Avenue. 

With continued active involvement of the Sutherland Business Improvement District, the City of 
Saskatoon, and the business owners and residents of Sutherland, the commercial corridor in Sutherland 
has tremendous potential to serve as a neighbourhood focal point, offering a welcoming and friendly 
place to shop, to walk, to gather, and to socialize.   
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1.0 Introduction 

1.1 Study Purpose 

The Sutherland neighbourhood in the city of Saskatoon is a community with a unique and interesting 
history, dating back to its beginning in the early 1900’s as a railway town.  Although the Town of 
Sutherland has since been amalgamated into the City of Saskatoon, this community is still proud of its 
“small town” character.  

Not surprisingly given its roots, the Sutherland neighbourhood incorporates a wide range of land uses, 
including residential neighbourhoods, a commercial corridor and an active industrial component, much of 
which involves the operations of the Canadian Pacific Railroad.  

The Sutherland Business Improvement District (SBID) was established in 1999 with a role to work 
towards improving the business climate on behalf of its members. The Sutherland Business Improvement 
District, as well as many other stakeholder groups, was actively involved with the City of Saskatoon in 
developing a Local Area Plan (LAP) for the Sutherland neighbourhood, which was completed in February 
1999.  Since that time, the Sutherland community has been working with the City of Saskatoon to 
implement the recommendations of the LAP, however some of key recommendations, particularly those 
related to the commercial areas, to parking and transportation concerns, and to safety, have yet to be 
implemented. 

At the same time, with the development of new neighbourhoods and associated commercial development 
nodes in the north east sector of Saskatoon, Sutherland has experienced the closure of some key 
services, including banking institutions, grocery store, and other retail stores as these companies have 
relocated to those new areas. The SBID determined that a revitalization plan for the Central Avenue 
commercial area was needed. Structured as a joint initiative between the SBID and the City of Saskatoon, 
AECOM has worked with a Steering Committee comprised of representatives of these two agencies, to 
develop a Master Plan to address this need.  

The purpose of this study is to develop a Master Plan that will lead to the revitalization of the Sutherland 
business area.  In addition this study seeks to address outstanding recommendations identified by the 
Local Area Plan for the Sutherland neighbourhood, and of the safety audit.  This Master Plan process has 
resulted in the development of recommendations related to streetscaping, improved traffic flow, 
maximization of pedestrian safety and future development. It is anticipated that implementation of 
recommendations of the Master Plan will result in a revitalized commercial area that is provides a 
welcoming and friendly shopping and service oriented environment for both the local community and the 
broader area. 

1.2 Study Area 

The study area for the Master Plan includes the commercial properties fronting onto Central Avenue from 
107th Street to 115th Street, as well as commercial/industrial properties along Gray Avenue from 
Grant Street to Central Avenue and blocks adjacent to the Central Avenue commercial corridor.  
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1.3 Community Consultation 

Opportunity for community input to the Master Plan was scheduled at two distinct points in the process.  
Early in the development process a focus group meeting was held to gather community knowledge and 
input to key issues and concerns that should be considered.  Once the draft report was completed an 
Open House provided opportunity for community members to review the mapping and recommendations 
of the document and to provide comments and concerns.  A short summary of each of these community 
consultation initiatives is provided below.  

1.3.1 Community Focus Group Meeting 

Community input is critical to a successful master planning process.  As part of the background data 
gathering stage, AECOM scheduled a community forum and invited representatives from community 
groups including the Sutherland Business Improvement District, the Sutherland Business Association, 
Community Association, Sutherland Local Area Planning Committee, Sutherland Safety Sub-Committee, 
and local residents. The forum was structured to allow participants to identify issues, concerns and 
opportunities for future growth and development in Sutherland, and to gain their perspective on key 
issues required for the revitalization of this business district.  Approximately 60 people were in 
attendance. 

Key issues and items of discussion included the following: 

Table 1.1: Community Forum – Summary of Comments 

Issue Concerns Potential Solutions 
 Traffic and Parking �x Railway crossing backs up traffic 

 
 
�x Parking issues 
 
�x Traffic volumes high, traffic calming 
required,  number of large trucks on 
Central Avenue a concern 

�x Switching seems to be less of a 
problem than previously, overpass at 
rail crossing 
�x Mixed feelings about parking metres, 
explore angle parking 
�x Suggestions to modify intersections at 
108 and Central Avenue, use of turning 
lanes, implement traffic calming 
measures  

 Pedestrian Traffic �x Sidewalks are in poor condition, or 
intermittent 
 
�x Crosswalks poorly defined, general 
feeling that it is dangerous to cross 
Central Avenue 
 

�x Repair, ensure sidewalks are 
provided along the extent of both sides 
of Central Avenue 
�x Bulb intersections,  improve lighting at 
crosswalks, pedestrian activated 
signals, slow speeds on Central Avenue

Visual Clutter �x Number and size of billboards 
 
�x Number of temporary signs 
�x Utility lines 
�x Redesign facades  

�x Set appropriate standards for size and 
number of billboards 
�x Limit use of portable signs\ enforce 
�x Bury utilities 
�x Set standards, provide access to 
grants to allow business owners to 
upgrade their building facades  
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Issue Concerns Potential Solutions 
Street Amenities �x Lack of key services – grocery store, 

bank 
�x Need amenities: bike racks, trash 
barrels, flower pots, street lighting, 
ashtrays, benches, landscaping 

�x Encourage reuse of vacant stores 
�x Phase in improvements, ensure 
ongoing cleaning and maintenance, 
fence parking lots, incorporate 
landscaping (hard and soft) 
�x Have amenities based around a 
theme – ie. Historical 

CPR Lands / 
Industrial Land Uses 

�x CPR land along Central Avenue should 
be redeveloped as it is unsightly / 
unkempt 
�x Dust control needed 
�x Noise from train yard a concern 
�x Some sense that CPR yards/containers 
unsightly 

�x Number of suggestions provided 
including parking lot, park, develop for 
business or residential use  
�x Pave 107th Street past Cement Plant, 
reroute trucks from Central Avenue  
�x Construct sound barrier 
Landscaping with trees / shrubs to 
soften view, camouflage containers / 
fence 
 

Other Issues �x Safety / crime 
�x Bus service 
�x Empty stores 
 
�x Implement Local Area Plan 
recommendations 

�x Community policing  / foot patrols 
�x Bus service needs to be revamped 
�x Encourage reuse of vacant store to 
provide key services to community 
�x ensure LAP recommendations are 
integrated into Master Plan 

These comments have been considered and incorporated with other background data and information in 
the process of developing the Master Plan for Central Avenue. 

A complete summary of the comments received at the Community Forum is included in Appendix A. 

1.3.2 Public Open House to Review Draft Report 

With completion of the Final Draft of the Master Plan, a public open house was held to provide 
opportunity for review and comment on the information contained in the report.  The Open House was 
held on June 24, 2009 at the Sutherland Community Hall.   Large maps highlighting key components of 
the Master Plan were set up as display panels and provided opportunity for the public to review and 
discuss the recommendations of the draft document with the consultants, city staff and the Steering 
Committee members.    

Participants were provided with a summary information handout and a comment sheet. Copies of the full 
draft report were also available for review in hard copy format at the Open House. A digital PDF file of the 
report was also available and emailed to those who requested it following the Open House. 

In addition, an information display which included the information summary sheets, comments sheets, 
and copies of the draft report, was placed at the Alice Turner Branch Library for a one week period of time 
following the Open House. 

In general the response to the draft report was favourable and supportive. Six written comments were 
submitted and are provided in Appendix A.   Two comments identifying concern about the potential 
impact of additional traffic into the residential neighbourhood were noted. Other comments included 
interest in the process leading to the implementation of the recommendations. 
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2.0 Land Use 

2.1 Background 

This section provides an assessment of the existing uses, as well as a discussion of potential 
opportunities to achieve some of the goals that have been identified through the course of this study with 
respect to enhancing the commercial corridor in the Sutherland neighbourhood. 

In order to gain a better understanding of the characteristics of the commercial area of Sutherland, 
existing land uses within the study area, as well as within blocks immediately adjacent to the study area, 
have been documented and mapped.  In addition, the existing zoning designations are indicated.  This 
information is provided on Figure 1 Existing Land Uses and Zoning.  

The information contained in the Sutherland Local Area Plan (LAP), including recommendations and key 
goals and objectives have provided a starting point for the land use study; in many cases our analysis 
and recommendations support and further the goals identified through that planning process.  Where 
suggestions are made which differ from recommendations of the LAP, rationale for the change in 
direction is provided.   

The LAP establishes the following vision for the Sutherland neighbourhood: 

“Our Community is safe, vibrant, and friendly; encourages and supports cultural, social, artistic 
and economic diversity; and maintains a small town atmosphere, with an abundance of diverse 
and affordable housing.” 

Section 7.0 of this report provides a summary of the outstanding recommendations from the Local Area 
Plan and documents the extent to which these recommendations have been addressed in the Master 
Plan. 

2.2 Existing Land Uses  

A wide range of uses have been established along Central Avenue and Gray Avenue, which is not 
uncommon for an area with such a long history of development.  While many of these businesses have 
been established at their locations for many years, new businesses and buildings have been developed 
more recently, particularly at the northerly end of the Central Avenue commercial corridor, and at various 
locations along Gray Avenue.  

As shown in Figure 1 (Existing Land Uses and Zoning), and in Table 2.1 below, businesses in Sutherland 
cover a broad spectrum of restaurants and retail, as well as offices, professional services and community 
centres.  These land uses provide a buffer between the heavy industrial CPR operation, located between 
Central and Gray Avenues, and the residential neighbourhood, with a mix of medium and low density 
residential development.   Park space, while situated in relative proximity to the commercial centres, is 
not easily accessible from Central Avenue.  Residential uses, both low density (R2) and medium density 
(RM4 and RM3) are established immediately adjacent to the commercial corridor.   
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Table 2.1: Existing Land Uses 

Central Avenue 

Restaurants Retail Personal 
Service 

Office / 
Community 
Service 

Automobile 
/Industrial 

�x Mr. Sub 
�x Verns Pizza 
�x Subway 
�x Wing Nuts 
�x Pizza Hut 
�x Extreme Pita 
�x Taco Time 
�x Ice Cream Igloo 
�x Quiznos 
�x Robins Donuts 
�x 2-4-1 Pizza 
�x Enchantaland 
Coffee Shop 
�x Intermission 
Coffee Shop 
�x My Kitchen 
Restaurant 
�x Asian Cuisine 
�x Hard Wok Buffet 
�x Athena 
�x Sutherland 
�x Venice House 
�x Foxy’s Lounge  
& Eatery 
Modern Billiards 
 
 

�x Madina Foods & 
Halal Meats 
�x Sutherland Drugs 
�x Nature’s Health 
Centre 
�x Stasia 
�x Reid’s Hardware 
�x Bruce’s Bicycle 
Works 
�x Golden Touch 
Carpet and Design 
�x Lorraine’s Floral 
Gallery 
�x Pharmasave 
�x Sutherland 
Garden Mart 
�x Downey’s Bakery 
�x The Clean Shoppe 
Drycleaners 
�x Summit Meats 
�x Mac’s 
�x 7 – 11 
�x Co-Op 
Convenience Store 

�x Hairstyle Inn 
�x Beaners 
�x JR’s Barbers 
�x Jinx Full 
Service Salon 
�x Coiffures by 
Anna 
�x Untangled Hair 
Group 
�x Glo Spa 
�x Health Club 

�x Rayner 
Agencies 
�x Ken 
Chevaldayoff 
�x Graham Addley 
�x RBC 
�x Globe Travel  
�x Sutherland 
Medical Clinic 
�x Sutherland 
Dental Group 
�x Sutherland 
Chiropractic Clinic
�x Saskatoon 
Smiles Dental 
�x Central Avenue 
Chiropractic 
�x Sutherland Hall 
 

�x Great Canadian 
Oil Change 
�x Co-Op Gas  
�x Atlas Tire / 
Carwash 
�x TireCraft 
�x Collision Plus 
Autobody 

 
Gray Avenue 

Restaurants Retail Personal 
Service 

Office / 
Commity 
Service 

Automobile 
/Industrial 

�x Mackenize Cole 
Coffee 

�x Movie Gallery �x First Step 
Fitness 
�x Sunsera 
Salons 
�x Lady B Fit 

�x Koskie Law 
Office 
�x C.A. 
International 
Ministeries 
�x Jastek 
Construction 
�x SRT Specialty 
Transport 
�x Tam 
International 

�x CPR 
�x Gas Plus 
�x Mr. Bubbles Car 
Wash 
�x Kenny J Auto 
Sales 
�x Lajcon 
Distributors 
�x AGG Rental 
Centre 
�x Azore Concrete 
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2.3 Summary of Zoning Designations  

The study area includes a number of zoning districts as shown in Figure 1.  The table below provides an 
overview of the zoning districts located within the study area, the intent of the various districts and 
highlights key development guidelines and standards. 

The LAP identifies two goals with respect to commercial land use; to maintain the character and 
encourage the success of the Central Avenue business district, and to minimize land use conflicts within 
the Central Avenue commercial area, and between the Sutherland commercial area and adjacent 
residential properties. 

Table 2.2:  Zoning Districts within study area 

Zoning Location Purpose Development 
Guidelines 

�x B5A – Sutherland 
Commercial 
Overlay District 

�x West side Central Avenue 
from 108th St to 112th St. (Mr. 
Sub to Great Canadian Oil 
Change) 

�x Recognizes historical 
commercial areas, including 
wide range of commercial 
uses in medium to high 
density form.  

�x Based on B5 zoning 
with stricter 
requirements for off 
street parking and 
building height. 
�x Off street parking 
requirements for all 
uses over 200 square 
metres in size. 
Restaurants require 1 
space per 10 square 
metres of public 
assembly space, with 
an exemption for the 
first 10 spaces. 
�x Height restrictions of 
5 storeys or 15 metres.
�x Gross floor area 
based on width of site; 
for sites less than 15 
metres not to exceed 
5:1 

�x B3 – Medium 
Density Arterial 
Commercial 
 

�x East side of Central Avenue
from 105th St. to the tracks, 
including a portion of the 
CPR lands fronting Central 
Avenue 

�x Facilitates arterial 
commercial development 
providing moderate to wide 
range of commercial uses on 
small to medium sized lots. 

�x Building setback 
requirements in place 
for front, side and rear 
yard setbacks 
�x Most uses required 1 
parking space for each 
50 m2 gross leasable 
floor area (ie. offices, 
retail stores, personal 
service trades).  
�x Gross floor area not 
to exceed 0.75:1 

�x B2 – District 
Commercial District 

�x Two parcels of land 
developed for commercial / 
service uses at Central 
Avenue and 115th St. 

�x To provide an intermediate 
range of commercial uses 
servicing the needs of 2 -5 
neighbourhooods 
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Zoning Location Purpose Development 
Guidelines 

�x M1 – Local 
Institutional Service 
District  

�x 3 residential parcels at 
107th and Central Avenue, 
Central Avenue. Chiropractic 
and vacant lot north of tracks.

�x Facilitates a limited range of 
institutional and community 
activities that are generally 
compatible with low density 
residential uses, includes 
offices, medical clinics, 
schools, dwellings. 

�x Building setback 
requirements in place 
for front, side and rear 
yard setbacks, parking 
may be provided in 
front, side or rear 
yards. 
�x Office uses require 1 
parking space per 50 
m2 gross floor area. 

�x IL1 – General 
Light Industrial 
District 

�x Properties along northwest 
side of Gray Avenue 

�x Facilitate economic 
development through a wide 
variety of light industrial 
activities and related 
businesses that do not create 
land use conflicts or nuisance 
conditions during the normal 
course of operations. 

�x Wide range of uses 
restaurants / retail 
stores, shopping 
centres – 1 parking 
space per 30 m2 gross 
leasable floor area. 
Other uses – 1 space 
per 93 m2 gross floor 
area. 

�x IH – Heavy 
Industrial District 
(note this area is 
outside of the study 
area boundary) 

�x CPR yards (does not 
extend to frontage along 
Central or Gray Avenues) 

�x Facilitates economic 
development through 
industrial activities that may 
have the potential for creating 
nuisance conditions during 
the normal course of 
operations. 

�x As noted above (IL1 
zone)  

�x R2 – One and 
Two Unit 
Residential District 

�x Majority of residential lands 
within Study area 

�x Provides for one and two 
unit residential dwelling, in 
recognition of historical 
development 

 

�x RM3 – Medium 
Density Multiple 
Unit Development 
District 

�x Three parcels of land 
fronting 108th Street 

�x Provides for a variety of 
residential developments in a 
medium density form  

Shall not exceed 3 
storeys 

�x RM4 – 
Medium/High 
Density Multiple-
Unit Dwelling 
District 

�x Selected residential units 
identified by the Local Area 
Plan as being suitable for 
higher density residential use

�x Higher density residential 
use serves to support  
commercial areas in proximity 

Shall not exceed 4 
storeys  

(Information excerpted from City of Saskatoon Zoning Bylaw No. 7800) 
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2.4 Commercial Zoning Districts in Study Area 

The B5A zone (Sutherland Commercial Overlay District) zone, encompasses the commercial lands on the 
west side of Central Avenue, described as 706 to 1204 inclusive, Central Avenue.  The B5A zone is 
specific to this particular location.  It is based on the B5 District with regard to permitted and discretionary 
uses, development standards and other requirements.  However, in order to implement the 
recommendations of the Sutherland Local Area Plan, the B5A zone designates a maximum building 
height of five storeys (15 m) and establishes more stringent requirements for off-street parking for various 
uses.  Developers are permitted to establish remote parking lots to meet their off-street parking 
requirements, provided a caveat is registered on the title of the lot designated for parking to ensure it 
remains as such.  The zoning district allows development with minimal or no front yard setbacks for all 
land uses with the exception of multiple unit dwellings, boarding apartments and boarding houses.  

Other B5 zoning districts within the city include the Riversdale and Broadway Business Districts.  The B5 
district recognizes historic commercial areas which include a wide range of commercial uses in medium to 
high density form. These uses include hotels/motels, restaurants, service stations, retail stores, personal 
service trades, offices, medical clinics financial institutions schools, one unit and multiple unit dwelling 
units banquet halls, parking lots, and shopping centres.  Within the B5 zoning district a number of land 
uses have no onsite parking requirements, including art galleries, bakeries, beauty salons, health clubs, 
convenience stores, drug stores, dry cleaners, financial institutions, hotels, medical clinics, and offices.   

Unlike the B5 Zoning District, off street parking requirements are established for all land uses in B5A 
zoning district that exceed a specified floor area.  For example, retail stores or clinics which fall into the 
category of “all other uses” are required to provide 1 parking space for each 50 square metres of building 
floor area over 200 square metres (2152 sq. ft).  For comparison purposes, the Mac’s Convenience store 
is just over 2200 square feet; any building exceeding that size would be required to provide some onsite 
parking.  Uses that have been established prior to the implementation of the zoning bylaw are exempt 
from this requirement; however if the intensity of the use of the building is increased, or if an existing use 
of a building is changed to a new use, parking and loading facilities are required in the amount by which 
the requirements of the new use exceed the requirements for the existing use. 

The B3 Zoning District provides for arterial and district commercial uses on small to medium sized lots. 
Other B3 zoning in the City of Saskatoon occurs along 22nd Street west of the Central Business District.  
A relatively wide range of uses are permitted. Onsite requirements for parking are based on floor area of 
the building.  Landscaping requirements include a 3 metre strip along front site line.  Requirements for 
site width, site area, and front, side and rear yards are established.  The parcel on which the strip mall / 
Robins Donuts is situated was rezoned to B3 by agreement, with restrictions on the range of uses 
permitted on this site.   

It should be noted that current B3 zoning and the associated development standards may limit 
development options on the portion of land currently owned by the CPR and which fronts onto Central 
Avenue.  These development standards are compared to the development standards in the B5A zoning 
district in Section 2.7.1.of this report. 

A B2 zoning on two parcels of land at the northerly end of the study area accommodates commercial and 
or service uses serving the broader community.  Relatively recent developments on those parcels have 
occurred in the form of a small strip mall, in addition to a building housing a donut shop and hair salon. 
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The M1 Local Institutional Service District is intended to facilitate a limited range of institutional and 
community activities that are generally compatible with low density residential uses.  Three existing single 
unit residential parcels at the south end of the Central Avenue commercial areas have an M1 zoning, in 
anticipation that these residential uses will eventually be redeveloped for office/service uses.  The 
location of these parcels, which are adjacent to existing commercial developments and fronting onto 
Central Avenue, is likely the key consideration for this zoning.  The M1 zoning, which provides for 
professional business and office type uses, provides good transitional land use between low density 
residential development and commercial uses which may generate substantially more traffic and activity 
through the evenings and weekends.  Similarly, a relatively large residential parcel that backs onto the 
CPR rail line and fronts onto 115th street, has been zoned M1.  This parcel is likely influenced by noise 
and vibration from the train and adjacent commercial uses, and therefore is an appropriate parcel for 
future redevelopment. 

2.5 Industrial Zoning Districts in Study Area 

Two industrial zoning designations are identified in the study area; a heavy industrial zoning district (IH) 
and a light industrial district (IL1), along Gray Avenue. 

The IL1 zoning district provides for almost any industrial / commercial use except for residential uses, 
institutional uses such as hospitals or schools, and uses that might be considered unsightly, noxious or 
hazardous.  Development along Gray Avenue incorporates a broad mix of typical light industrial uses 
such as car washes, contracting businesses, businesses with equipment/storage needs, as well as office 
and commercial uses such professional offices, health club and a coffee shop.  This zone is intended to 
act as a buffer between the heavy industrial areas and the residential areas. 

The IL1 zone identifies landscaping requirements of 4.5 metres along front site line, and requires that 
outside storage areas be located in side or rear yards and screened from any public street. Landscaping 
is evident where new uses have been established.  Many of the uses that were established prior to the 
implementation of the zoning bylaw do not appear to meet the requirements for landscaping and/or 
screening of storage materials, but are not required to do so, unless the use on the property changes 
significantly. 

The Heavy Industrial zone recognizes the use of the CPR lands as a significant hub facility for this 
company.  The IH zone accommodates industries that have the potential for creating nuisance conditions 
during the normal course of operations, which in this case, might be considered to be noise and dust, in 
addition to what some might consider a visual nuisance.  It should be noted that as federally governed 
lands, the transportation uses on the CPR lands are permitted regardless of the municipal zoning 
designations for the property. 

A portion of the CPR lands which front onto Central Avenue are zoned B3, in part to provide a buffer 
between the commercial and heavy industrial use. 

2.6 Vacant Land / Infill Opportunities 

Scattered parcels of vacant lots are situated in the study area including a vacant lot adjacent to Taco 
Time and a vacant lot north of the strip mall on 115th Street (located outside of the study area) as shown 
on map Figure 2 – Proposed Land Use 

In addition, there are some lots which might be suitable for further infill development, most notably a 
portion of the CPR lands fronting Central Avenue.  Preliminary discussions with officials from CPR 
indicates that the company may consider subdividing and selling a portion of this land area, in response 
to recommendations that might be included in the Master Plan. 
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Infill opportunities may also be available on lots that have additional site area available, such as the 
parking lot of the former Extra Foods building, existing residential lots with M1 zoning, and industrial 
parcels along Gray Avenue.  Parking requirements may pose some restrictions to the development of 
these areas. 

 

 

 

CPR lands fronting Central Avenue 

 

 

 

Parcels located adjacent to the tracks, on the north side of Central Avenue appear to have a relatively 
large land base in relation to the footprint of the buildings located on the parcels.  However, setback 
requirements from the tracks, and concerns with respect to noise and vibration may limit any further infill 
of these sites. 

Along Gray Avenue a mix of old and new developments coexist.  The parcels situated between Dunlop 
Street and Fitzgerald Street includes traditional light industrial uses and has likely been established for 
some time.  Redevelopment of these parcels over time is anticipated. 

2.7 Vacant Buildings  

At the time this study was initiated, a number of vacant buildings were located on Central Avenue and this 
was identified as a concern by the Steering Committee and during the public forum.  It was felt that the 
number of vacancies was due in part to new developments that have occurred in neighbouring areas 
(Attridge Drive). However, it is promising that as the study is nearing completion, almost all of the 
buildings are now occupied. 

A number of new businesses have opened recently, many of which are smaller independent businesses; 
including coffee shops, a hair salon, specialty food store, and restaurants.  Generally these uses are well 
suited to the Main Street appeal desired for Central Avenue. 

2.8 Land Use Conflict and Issues of Concern 

One of the challenges of planning for a historic neighbourhood with a great variety of land uses 
established in close proximity to each other is ensuring that conflicts between land uses are minimized, 
and that future development does not further exacerbate land use conflicts.  Further, existing buildings 
are permitted under the bylaws by which they were established and therefore may not meet current 
development standards that contribute to the overall function and look of a neighbourhood. 
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Any uses, buildings or sites which were established prior to the current Zoning Bylaw, but which do not 
meet certain requirements of the bylaw, are considered to be “non-conforming”.  As outlined in the 
Planning and Development Act 2007,  (Section 88 – 93), the long term use, building, or site may continue 
provided it was established in conformity with the bylaw at the time of development, and that the use is 
not discontinued for a period of more than 12 consecutive months.  Any alterations, repairs or additions 
may be made to the buildings, providing the element of non-conformity is not further increased.  If a 
building is damaged such that repair is more than 75% of the replacement cost of the building, it can be 
repaired or rebuilt only in accordance with the current Zoning bylaw. 

In Sutherland, there are few, if any, commercial or light industrial land uses that do not conform to the 
current Zoning Bylaw, because the zoning district for these properties provides for a wide range of 
commercial or light industrial uses in a medium to high density form.  However, businesses may be non-
conforming with respect to some of the development standards associated with the zoning district in 
which they are located, including landscaping requirements, building setback requirements and / or 
provision for off-street parking.  As alterations or changes in use of buildings are sought, these non-
conforming components can be addressed, however in the interim, other means to encourage property 
owners to voluntarily address some of these deficiencies should be explored. 

Heavy industrial land uses adjacent to commercial and residential areas are a historic use and will likely 
continue.  While the most visible use is the CPR yards, there are also other industrial uses situated south 
of the CPR yards and west of Central Avenue that impact the community.  As outlined in Section 3.9 of 
this report.  Recommended Parking and Management Plan, the City of Saskatoon Transportation Branch, 
Infrastructure Services Department, is exploring opportunities to utilize other north-south links within the 
Sutherland Industrial Park to access Central Avenue south of 105th Street or McKercher Drive as an 
alternative truck route.  As per the City of Saskatoon Truck route delivery trucks are not permitted Central 
Avenue unless they are following the most direct route to a destination for a delivery or pick-up of goods.  
The proposed modifications to Central Avenue will further discourage truck traffic on Central Avenue.  If 
needed bylaw enforcement to ensure that trucks on Central Avenue are taking a direct route to a delivery 
or pickup point should be undertaken.  

 

 

 

 

 

Industrial land use view from Central Avenue 
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Public input received in the development of the Sutherland Local Area Plan, and in the Safety Audits 
undertaken for Sutherland identified issues of noise, drunken and aggressive behaviour, broken bottles, 
and concerns about personal safety and property vandalism.  Residents attribute much of this behaviour 
with licensed establishments. 

An additional concern that has been identified through the course of this study is the proliferation of 
billboards and temporary signs located along Central Avenue.  Unfortunately these signs reinforce the 
image of Central Avenue as an arterial street, rather than a neighbourhood main street.  The City of 
Saskatoon Zoning Bylaw includes Sign Regulations which specify the signs permitted within various 
zoning districts, as well as regulate size and placement.  Billboard signs are currently located in a number 
of locations along Central Avenue, and in most instances, they situated in zones which permit these types 
of signs (B5A and IL1 zones).  In other locations (B3 zoning districts) they are not permitted, however, 
they would be considered an existing non-conforming use as they were established prior to the passing of 
the current Zoning Bylaw. 

Often, a number of portable freestanding signs can be seen along Central Avenue.  These signs were 
also identified as a concern at the Stakeholders meetings, but are permitted in the bylaws.  Generally, 
companies that rent these signs are careful to ensure that they are sited in conformity with the regulations 
outlined in the City of Saskatoon Sign Regulations, however monitoring to ensure they meet the bylaw 
requirements with regard to their location, separation distances and the duration of time for which they 
are displayed, may be helpful.  For example, portable signs are required to be situated a minimum of 20.0 
metres from any other portable or freestanding sign, must maintain setback distances from intersections 
and streets, and are limited to a 14 day duration. 

 

 

 

 

Central Avenue looking North 
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2.9 Land Use and Future Development Considerations 

In considering future development options for parcels along Central Avenue and Gray Avenue we have 
reviewed and assessed alternative zoning options, as well as other planning related initiatives, with a goal 
of encouraging and facilitating a business area that is vibrant, people friendly, and is considered to be an 
desirable location for businesses.  At the same time, the long established uses adjacent to the 
commercial corridor must be acknowledged and accommodated as it is unlikely that they will choose to 
relocate their operations.  This includes the CPR lands, the light industrial land uses along Gray Avenue 
and the heavy industrial uses, including the cement plant which is situated west of Central Avenue on 
105th Street. 

It is our recommendation that the Sutherland BID and the City of Saskatoon work together to explore a 
number of opportunities, as outlined below, which we feel would contribute to achieving their objectives of 
an enhanced commercial corridor.  Details pertinent to future development options are shown on Map 
Figure 2. A summary of recommendations outlined in this section is provided at the end of this section. 

2.9.1 Rezone lands on east side of Central Avenue from B3 to B5A  

The Sutherland Local Area Plan recommended rezoning of the CPR lands fronting on Central Avenue to 
from an industrial to a commercial zone, to ensure consistency with the Sutherland Land Use Policy Map 
(designating both sides of Central Avenue as Special Area Commercial)  As a result this area was zoned 
B3. Discussions with the Steering Committee further endorsed the concept of encouraging development 
of this land commercial purposes.  The resulting increase in density of development along the street is 
seen as a positive change that will contribute to the viability and appeal of this commercial area. 

However, it is felt that development options under the current B3 zoning may be restricted, as a result of 
minimum development standards established for front, rear and side yards, as well as minimum site area, 
as indicated in the chart below which contrasts the requirements for a standard retail use permitted in 
either the B3 or the B5A zoning district. 

Table 2.3:   Comparison of site requirement for selected land uses with B3 and B5A Zoning Districts 

Permitted 
Use 

Site Width 
(m) 

Site Area 
(m2) 

Front 
Yard 

Side 
Yard 

Rear Yard Building 
Height 

Retail Store,  
Bakeries, 
Personal 
Service 
trades and 
health clubs 

B3  - 15 m 

B5A -  7.5 m 

B3 - 450 
m2 

B5A – 
225 m2 

B3 - 6 n 

B5A  - 
none 

B3 - 1.5 
m 

B5A – 0 
m 

B3 – 6 m 

B5A – 0 m 

B3  - 10 m 

B5A –  5 
storeys and 
no more 
than 15 m  

Public 
Garages      

B3 - 22.5 m 

B5A -  7.5 m 

B3 – 675  

B5A – 
225 m 

B3 - 6  m 

B5A -  3 
m 

B3 - 1.5  
m 

B5A -  0 
m 

B3 - 6 m 

B5A – 0 m 

B3  - 10 m 

B5A –  5 
storeys and 
no more 
than 15 m  

 



Sutherland Business Improvement District 

Ce nt ra l  Ave n ue  Master  P lan  

 

 

RPT-G377-001-00 Final Report - 090722.doc - 15 - 

It is recommended that this area be rezoned from B3 to the B5A district.  This change will maintain the 
intent of recommendations within the LAP, but will ensure both sides of the street develop with consistent 
standards.  The B5A zoning district provides for a range of uses, including retail, commercial and public 
parking.  It also allows higher building heights in comparison to the B3 zone, but this could be considered 
appropriate in this location as it may help to screen the industrial activity of the CPR yards.  The primary 
restriction for development is likely the requirement for provision of off street parking based on the size 
and/or type of development proposed. 

Further, it is recommended that, because the B5A Zoning District is specific to the Sutherland area, 
consideration be given to prohibiting billboards from this zone, to preclude any further siting of billboards 
within this zone.  Billboards are not permitted in the B3 zoning district; the change to a B5A zone may 
provide opportunity for additional billboards to be located in this area if all appropriate regulations can be 
met.  

2.9.2 Residential Development  

The commercial corridor along Central Avenue serves as buffer between industrial and residential uses.  
Much of the residential land within the Sutherland area is zoned R2, providing for one unit or two unit 
dwellings, however a number of blocks immediately adjacent to the commercial area are zoned for 
medium density residential development. 

The public consultation program initiated as part of the Local Area plan process clearly indicated that 
residents feel that their neighbourhood has more than its share of higher density housing; there is a 
distinct sense that existing R2 areas should not be considered for higher density uses.  Information from 
the Neighbourhood profiles published by the City of Saskatoon, and based on 2006 census information, 
indicates the following breakdown in residential developments: 

Table 2.4:  Sutherland Dwellings by type 

Dwelling Type Number of Dwellings Percentage of total dwellings 

Single unit dwelling 875 38% 
Semi-detached house 95 

62% 

Row house 130 
Apartment: Detached 

duplex 
175 

Apartment: less than 5 
stories 

920 

Other single attached 10 
Movable dwelling 110 

Total 2,315 100% 

Neighbourhood Area 
(acres) 

532.0  

Dwelling Units per Acre 4.4  

(Based on 9th Edition Neighbourhood Profiles, City of Saskatoon) 
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It should be noted that the density calculation (4.4 dwelling units per acre) is based on the total land area 
within the Sutherland neighbourhood, including a 44.2 acre vacant parcel of land owned by the University 
of Saskatchewan.  A density of 4.8 dwelling units per acre is realized when this parcel of land is excluded 
from the neighbourhood area calculation.  This density begins to approximate a relatively common 
municipal standard of 5 residential units per acre in older suburban neighbourhoods.  In order to support 
a vibrant main street a density which approaches 8.0 dwelling units per acre is desirable.  At this time  the 
R3 and R4 zones are not developed to full capacity (i.e. a number of single unit houses still located in 
these zoning districts); as residential development on these R4 parcels are developed to higher densities 
this will increase the overall density calculation for the neighbourhood. 

This ratio between single unit and multi unit developments is similar to the mix of densities in some of the 
newer subdivisions which provides a split of approximately 60 % single unit to 40% multi-unit 
development.   

The current B5A zoning designation provides for mixed use commercial / residential development such as 
residential units over ground floor commercial uses.  This type of residential development is often 
unobtrusive, and provides “eyes on the street”. The proximity of Sutherland to the University, the Royal 
University Hospital and to Innovation Place makes Sutherland a desirable residential location.  We 
recognize that requirements for off street parking in conjunction with development of additional building 
area for residential use may be a constraining factor; however there is provision for use of remote parking 
lots that could be explored as a means of addressing this concern.  Property owners should be 
encouraged to consider opportunity to develop residential units in conjunction with commercial uses on a 
site. 

2.9.3 Infill Development.  

As shown on the Proposed Land Use Map Figure 2 a number of parcels are identified as having 
opportunity for infill, or for redevelopment.  This includes parcels that are currently vacant, parcels that 
may have additional space to accommodate development, or industrial type land uses that may be able to 
generate higher revenues through redevelopment to other uses.  The objective is to establish a 
streetscape that provides a sense of activity and vitality.  An increase in density of uses along the street 
will contribute to the viability of the area.   

2.9.4 Property Maintenance and Building Improvements 

The character and feel of Sutherland is dependent to some extent on the degree to which individual 
property owners, business owners and tenants buy in to the concept.  While a number of businesses 
consistently maintain their property, others are more ambivalent about the value in doing so.  Some 
options to encourage a more proactive approach to property maintenance briefly summarized below. 

2.9.4.1 Architectural Control Overlay Zone 

The City of Saskatoon makes provision for the establishment of an architectural overlay zone, which 
establishes specific development controls to ensure a common complementary “look” for buildings 
within a defined area.  Currently the only architectural overlay zone in place in the City of Saskatoon 
is in the River Landing area, and this was implemented when the area was an undeveloped site.  
While such an overlay zone may offer a means of defining and implementing a common look or 
accepted image in the Sutherland area, it could be very difficult to implement because it is an 
already developed area.  Implementation of an Architectural Control Overlay Zone is not 
recommended for the Sutherland Business area. 
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In an established area such as Sutherland, encouraging the voluntary cooperation of business 
owners to undertake initiatives to beautify their properties, or coordinate aspects of their property to 
particular colours or theme, would likely be more accepted and could result in greater participation.   

2.9.4.2 Enterprise Zone 

A number of neighbourhoods throughout the city are located within the Enterprise zone, as they are 
considered to be neighbourhoods requiring some support to ensure they are able to provide a 
certain level of income, job creation, economic opportunity, property value and some essential 
commercial services.  The Sutherland Business Improvement District was recently recognized as an 
Enterprise Zone.  A number of programs are offered to business and property owners within these 
areas, to encourage targeted businesses to locate or expand their operations in order to create more 
economic activity.   In addition, programs providing funding assistance to encourage property 
owners and developers to invest in renovations, expansion or creation of new housing and to 
increase consumer and investor confidence in the Zone are available.  Specific programs include: 

�x Facade Appearance Grant - Provides a grant of up to $2,500 for the purpose of enhancing or 
restoring the appearance of any street-facing facades. 

�x Building and Plumbing Permit Fee Rebate  - Rebate of these fees for renovation or new 
construction within the Enterprise Zone 

�x Property Tax Abatement – Up to five years of property tax abatement applies to any increase in 
taxes as a result of development or significant improvements.   

�x Development Charges – Rebate of any or all off-site and direct development charges as 
calculated by the Infrastructure Services Department. Determined on a case by case basis.   

Local business and property owners should be encouraged to take advantage of the municipal 
programs to make improvements to their properties.  To date, three applications for façade 
improvements of commercial businesses have been approved for a total of $8,000.  As public 
infrastructure upgrades to sidewalks and street amenities are implemented, it would be timely to 
encourage private property owners to consider enhancements to their properties and businesses 
that would connect them to the new street image.  The Enterprise Zone program offers some direct 
incentives to undertake both minor improvements, as well as more extensive redevelopment 
initiatives.  All property and business owners should be made aware of the opportunities and support 
offered through the Enterprise Zone.  Further details, including application forms, are available on 
the City of Saskatoon website at 
http://www.city.saskatoon.sk.ca/org/city_planning/enterprise/index.asp. 

2.9.5 Access to Green Space / Open Space 

The Sutherland commercial corridor currently offers little, if any green space, although two parks are 
located in relatively close proximity to this area.  Sutherland Park, located a half block east of Central 
Avenue between 113th and 115 Streets is physically and visually isolated from the commercial corridor.  A 
smaller park, Father Basil Markle Park, is located west of Central Avenue with access from 108th Street, 
but is adjacent to a busy heavy industrial area. Over the long term the feasibility of establishing a green 
corridor linking Sutherland Park to Central Avenue should be explored, as a means of providing additional 
pedestrian linkages between the commercial corridor and Sutherland Park, as well as to the north portion 
of the neighbourhood. Ease of access, as well as supporting pedestrian and cycling movement, will 
encourage more neighbourhood resident patronage of the commercial area with little impact on parking or 
traffic.  
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In addition, there may be an opportunity to establish a small plaza area, in conjunction with potential 
development of the CPR lands which front Central Avenue, as illustrated in the Overall Streetscape Plan 
(Figure 7).  This type of open space could provide a focal point for the area.  Further details regarding 
ownership, development and maintenance of this site would need to be addressed.  

2.9.6 Noise and Dust control 

Noise and dust were apparent issues noticed in visits to the Sutherland business area.  Noise and dust 
generation is likely caused by a combination of factors, including: 

�x Traffic along Central Avenue 

�x Industrial uses located off of 105th Street (ie. cement operation) 

�x Lack of landscaping 

�x Dirt pathways in place of sidewalks on some parts of Central Avenue 

�x Gravel / dirt parking lots at some places of business 

�x CPR operations 

These are difficult issues to resolve, however we anticipate that streetscape improvements such as 
sidewalks along the extent of Central Avenue, additional landscaping in public areas, including trees 
along medians, and additional development along the east side of Central Avenue will help to reduce or 
minimize these concerns.  Individual business owners might be encouraged to consider how they might 
reduce the dust generated from their sites (dust control).  It may be difficult to completely eliminate the 
noise and dust that one often associates with the Central Avenue area, but with improvements in a 
number of areas, noise and dust may be reduced to a point where they are much less noticeable. 

2.9.7 Neighbourhood functionality   

Issues related to the functionality of the neighbourhood, from the perspective of public safety, parking 
concerns, traffic concerns have been identified through area safety audits.  It is recommended that the 
Sutherland BID and the City work together to ensure the image and function of the community is being 
maintained. This would include: 

�x Ongoing civic maintenance by the City and the BID to ensure signs of vandalism /graffiti are 
minimized, trash receptacles emptied, broken bottles etc. cleaned up (both on streets and in back 
alleys). 

�x Encourage all property owners (private and public) to consider aesthetics of their properties 
including landscaping, maintenance, screening of storage, garbage bins.  Provide information 
about programs that may assist in property improvements and redevelopment opportunities. 

�x Encourage owners of licensed establishments to take an active role in being more neighbourhood 
friendly and discouraging negative actions of their patrons.  

�x Undertake active enforcement to assist in alleviating potential conflicts such as on-street parking, 
traffic speeds, truck traffic, temporary signs, property restrictions, vandalism, and public safety.  

2.9.8 Branding / Marketing 

Sutherland is a unique entity within the City of Saskatoon as it originated as a railway town, in 
approximately 1900.  Although it was amalgamated to become part of Saskatoon in 1956, the 
neighbourhood still has some of the characteristics of a small town. 
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The need to develop a brand or image for the Sutherland area has been identified often by the Steering 
Committee.  While a number of themes or ideas have been suggested in this regard, many have 
indicated that it is time to move away from using the railway theme as the sole brand for this 
neighbourhood.  While this transportation mode is still very much a part of the Sutherland identity, the 
proximity of the community to the University, to Innovation Place, as well as the range of businesses and 
services provided in the area suggest that a broader theme of a global village or hub might be more 
appropriate. 

A marketing scheme for Sutherland will require more detailed analysis and thought, but the streetscape 
plan for Central Avenue and Gray Avenue makes reference to the historic aspects of this neighbourhood.  
From this framework there will be many opportunities to expand on and reinforce the image of Sutherland 
as a unique village hub in planning local community events, in facade improvements of local businesses, 
and in the development and landscaping of new buildings. 

The City of Saskatoon published an informative document entitled: Discovering Sutherland; A Resource 
Guide for Community Heritage Projects (Leisure Services Department, 1991).  This document provides 
an overview of the history of Sutherland, suggests themes for further research, and identifies some 
heritage programming ideas.  

It is recommended that a Branding/Marketing study be completed for the Sutherland Business District that 
will address and recommend a number of components related to the branding and marketing of the area: 

�x Entry signage to the commercial area   

�x Clear signage, including pedestrian crossings, speed limits, and bus stops. 

�x Artwork in public areas  

�x Colour and style scheme  

�x Development of marketing / information materials  

�x Implementation and  promotion of programs available for street beautification such as the 
Enterprise Zone programs, street basket programs,  

�x Potential community activities (street fairs, festivals, events) 

It is recommended that the Sutherland BID work with the Urban Design Section at the City of Saskatoon 
to identify responsibilities and funding opportunities for completion of the plan.  Consideration might be 
given by the BID to staff a position to facilitate the ability to implement community based initiatives. 

2.10 Summary of Recommendations 

The Sutherland business area is an area undergoing the process of revitalization.  Over time it is 
anticipated that investment confidence in the area will grow.  The following recommendations related to 
planning and future development will assist in realizing a more vibrant commercial area. 

�x Rezone lands on east side of Central Avenue, between 109th Street and the railway track 
crossing, from B3 to B5A to provide more opportunity for commercial development of this area.  
(City of Saskatoon). 

�x Amend B5A zoning provisions to restrict billboards from that zoning district (City of Saskatoon). 

�x Encourage property owners to consider opportunity to develop residential units in conjunction 
with commercial uses on a site.  (Sutherland BID) 
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�x Promote awareness and uptake of funding opportunities offered to property owners through the 
Enterprise zone to encourage façade improvements, as well as the redevelopment and 
development of commercial properties in Sutherland.  (Sutherland BID) 

�x Consider any potential opportunities to develop green corridor to link Sutherland Park and 
northerly portion of Sutherland neighbourhood to the commercial corridor.  (City of Saskatoon in 
conjunction with Sutherland community) 

�x Explore potential opportunity to develop a plaza area that would serve a focal point for Central 
Avenue, in conjunction with any development that may occur on the CPR lands fronting Central 
Avenue.  (Sutherland BID in conjunction with City of Saskatoon) 

�x Encourage individual property owners to consider how they might reduce the dust generated from 
their properties.  (BID). 

�x Promote neighbourhood functionality through civic maintenance, encouraging private property 
maintenance, involving bar and restaurant owners in minimizing the negative behaviours of 
patrons, and undertaking active enforcement measures to address issues such as parking 
turnover rates, speeding, and public safety.  (Sutherland BID, City of Saskatoon, Sutherland 
Community) 

�x Develop Branding / Marketing study to identify a theme, brand, and appropriate marketing 
initiatives for the Sutherland Business community.  (Sutherland BID) 
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3.0 Transportation 

In establishing the Central Avenue Master Plan, a comprehensive transportation review was conducted 
through the development of a Traffic and Parking Management Plan for Central Avenue and 
Gray Avenue.  The Traffic and Parking Management Plan consists of examining the interaction of all 
modes of transportation within the study area, including passenger vehicles, transit buses, trucks, 
pedestrians and cyclists, as well as on-street parking. 

Central Avenue is a major arterial roadway for the city and serves for access into and out of Sutherland 
and Forest Grove.  Between 108th Street and 115th Street, Central Avenue is developed with mainly 
commercial uses.  Gray Avenue serves as a collector roadway with commercial and industrial uses 
fronting the roadway to the south and residential to the north. 

3.1 Traffic Volumes 

Figure 3 illustrates the existing afternoon peak hour traffic volumes on Central Avenue between 
108th Street and 115th Street.  Typically, traffic analyses are conducted for this peak hour as it is the 
critical timeframe for demand along arterial corridors.  The City of Saskatoon provided turning movement 
data for intersections along Central Avenue between 109th Street and 115th Street.  The traffic volume 
data was collected by City staff between 2004 and 2006.  Afternoon peak hour traffic volumes were 
collected on August 15th, 2007 at two intersections along Central Avenue to supplement City of 
Saskatoon data, including at 108th Street and Gray Avenue.  The City of Saskatoon data was adjusted to 
2007 conditions. 

Figure 3    
Existing Afternoon Peak Hour Traffic Volumes at Key Intersections 
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The critical intersections along Central Avenue within the study area for traffic demand include the 
Central Avenue and 108th Street intersection and the Central Avenue and 115th Street intersection, which 
are controlled by traffic signals.   

The T-intersection of Central Avenue and Gray Avenue is also a key intersection due to the skewed 
angle.  There were 8 vehicles identified during the afternoon peak hour that unlawfully made a westbound 
left turn (Gray Avenue to Central Avenue), as this movement is restricted based on the skewed 
intersection angle.  This intersection is free-flow for Central Avenue traffic and stop controlled for Gray 
Avenue traffic (i.e. westbound). 

All other intersections are stop controlled similar to the Central Avenue and Gray Avenue intersection. 

Approximate daily traffic volumes on Central Avenue are 19,000 vehicles per day as identified in the City 
of Saskatoon Sutherland Traffic Safety Report, 2007.  Gray Avenue daily traffic volumes are identified 
within the City of Saskatoon Traffic Characteristics Report, 2006 as approximately 4,900 vehicles per day 
based on a 2004 count. 

Historical traffic volume data was analyzed to determine a growth rate for traffic volumes on 
Central Avenue and Gray Avenue.  Due to the construction of Circle Drive and Attridge Drive interchange 
and the Circle Drive and College Drive interchange and the development within Arbor Creek and Willow 
Grove, traffic volumes have fluctuated on Central Avenue in recent years.  A growth rate of one percent 
per year for 10 years was utilized to establish forecast volumes within the study area. 

It was noted that the speed limit through the study area is 50 km/h.  There has been an identified concern 
about travel speeds along Central Avenue by the public through the local area planning process. 

3.2 Capacity Analysis 

Central Avenue is primarily a four-lane roadway with on-street parking in the outside lanes along the 
corridor between 112th Street and 108th Street.  Since there are no left turn bays on Central Avenue, 
vehicles often sling-shot around left turning vehicles on Central Avenue by using the outside lane to 
manoeuvre around queues.  These more aggressive drivers create conflicts with pedestrians, cyclists, 
parked vehicles and other on-coming turning vehicles. 

North of 112th Street, drivers utilize all four-lanes along Central Avenue due to the restriction of on-street 
parking. 

There is no median or channelization along Central Avenue or Gray Avenue within the study limits.  The 
only exception is at the intersection of Central Avenue and Gray Avenue, where a concrete island is 
present to deter westbound left turn movements. 

There are numerous mid-block accesses for parking lots that provide for all movements (i.e. both left 
turns and right turns into and out of the accesses). 

A Level of Service (LOS) analysis was conducted to examine capacity constraints at intersections along 
the Central Avenue corridor for existing and forecast traffic volumes using Synchro Ver. 7.0.  The base 
Synchro model files were developed based on existing signal timing plans provided by the City of 
Saskatoon.   
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Intersection level of service results ranges in definition from LOS A, which provides the highest level of 
operational service to intersection users, to LOS F, which constitutes failure of the intersection or the 
turning movement being studied.  LOS D is commonly considered the limit of acceptable operation.  
Significant delays in traffic can occur below this level.  Under certain circumstances, a LOS E is 
acceptable for left turn movements only in an attempt to provide improved level of service for opposing 
through traffic.  Appendix B provides a more detailed description of level of service definitions. 

Intersection capacity utilization (ICU) is another performance measure used in analyzing intersection 
operation, similar to a volume to capacity (v/c) ratio and level of service.  ICU is the amount of time 
required to serve all movements at saturation for a given cycle length, divided by that reference cycle 
length.  The ICU will indicate how much reserve capacity is available or how much the intersection is 
overcapacity.  The ICU does not predict delay, but it can be used to predict how often an intersection will 
experience congestion.  Its intended applications are for traffic impact studies, future roadway design, and 
congestion management programs. 

Overall intersection LOS results for the existing and forecast afternoon peak hour for each signalized and 
unsignalized intersection are presented in Table 3.1 and Table 3.2, respectively.   

Table 3.1:   
Existing and Forecast Afternoon Peak Hour LOS Results for Signalized Intersections 

 

 

 

 

 

 

 

 

The Central Avenue and 115th Street intersection is currently operating at an overall LOS C with the 
critical southbound shared left turn/through movement operating at a LOS D.  This movement is 
anticipated to maintain a LOS D in the forecast conditions; however the v/c ration is identified to reach 
0.83.  Although improvements are typically required when a movement operates at v/c greater than 0.8, 
the confined right-of-way and level of development immediately adjacent to the intersection will 
complicate strategies to increase capacity at this intersection. 

The Central Avenue and 108th Street intersection is currently operating at an overall LOS B.  The critical 
northbound shared left turn/through movement is currently operating at a LOS B and is expected to 
operate at a LOS C within the forecast timeframe.  Similar to 115th Street, this movement will approach a 
0.8 v/c ratio under the forecast conditions.  The east leg of this intersection (i.e. strip mall access) is 
currently offset, which further complicates the movements to and from the access. 

 

 

 

v/c Movement LOS

Central Avenue and 115th Street

Existing C 81.8% 0.72 SB LT/TH/RT D EB LT/TH: LOS C   WB LT/TH: LOS B

Forecast C 90.2% 0.83 SB LT/TH/RT D EB LT/TH: LOS C   WB LT/TH: LOS C

Central Avenue and 108th Street

Existing B 71.5% 0.68 NB LT/TH/RT B EB LT/TH: LOS C   WB LT/TH/RT: LOS B

Forecast B 76.7% 0.79 NB LT/TH/RT C EB LT/TH: LOS C   WB LT/TH/RT: LOS B

Intersection Maximum v/c Ratio Side Street LOS

Signalized Intersection Evaluation Parameters

Intersection
LOS

ICU
%
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Table 3.2:    
Existing and Forecast Afternoon Peak Hour LOS Results for Unsignalized Intersections 

 

 

 

 

 

 

 

 

 

 

 

 

The unsignalized intersections between 108th Street and 115th Street operate between LOS A and LOS B, 
overall.  The key critical movements from the side street (i.e. either a westbound or eastbound left turn 
are mainly operating at a LOS C with between 15 to 20 seconds of average delay.  Overall, the forecast 
unsignalized operation will be most constrained along Central Avenue at Gray Avenue and at 109th Street 
(i.e. overall LOS C). 

The Transportation Association of Canada (TAC) Traffic Signal Warrants Analysis was conducted to 
determine if traffic signals would be warranted on the unsignalized intersections along Central Avenue 
within the study area.  Pedestrian traffic data was estimated where required in the analysis.  The analysis 
identified that traffic volumes do not justify traffic signals at these intersections under the existing or 
forecast conditions. 

The fore-going capacity analysis for signalized and unsignalized intersections assumes that the current 
lane configuration remains consistent and that no additional auxiliary left turn lanes are implemented and 
that the current sling-shot around queued left turn vehicles would still occur.  The examination of alternate 
cross-sections featuring geometric improvements is presented in Section 3.9. 

3.3 Accommodation of Trucks 

Appendix C presents the City of Saskatoon truck route map.  The city truck route map restricts truck traffic 
and heavy loads to only roads that can accommodate the additional loading based on a vehicle 
classification scheme. 

Since Central Avenue between 108th Street and 115th Street is classified as an arterial road, truck drivers 
can utilize this roadway if it is the direct route to and from their destination.  However, trucks cannot travel 
through Sutherland if it is not the direct route. 

Trucks primarily travel on Central Avenue to and from the Sutherland Industrial Park.  The most difficult 
intersection for truck traffic is the Central Avenue and 107th Street intersection.   

 

Central Avenue and Gray Avenue
Existing B 61.9% WB LT/RT C 16.2
Forecast C 67.0% WB LT/RT C 18.9

Central Avenue and 112th Street
Existing A 53.6% EB LT C 15.3
Forecast B 57.6% EB LT C 17.0

Central Avenue and 111th Street
Existing A 50.4% EB LT/TH C 20.2
Forecast A 54.5% EB LT/TH C 23.8

Central Avenue and 110th Street
Existing A 55.0% EB LT B 13.7
Forecast B 59.1% EB LT B 14.8

Central Avenue and 109th Street
Existing B 61.0% EB LT/TH C 18.5
Forecast C 65.4% EB LT/TH C 21.6

Approach 
Delay (s)

LOSIntersection

Unsignalized Intersection Evaluation Parameters

Critical 
Side Street Approach

Intersection
LOS

ICU
%
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Vehicle classification data was collected during the afternoon peak hour at a location north of 108th Street 
on August 15th, 2007.  The data collection results identified 13 trucks and 5 buses northbound on 
Central Avenue (i.e. four percent of the total traffic flow), as well as 5 trucks and 7 buses southbound on 
Central Avenue (i.e. 3% of total traffic flow). 

3.4 Transit 

There are currently two Saskatoon Transit routes that utilize Central Avenue through the study area, 
including Route 4 Dundonald/Willowgrove and Route 21 Forest Grove, as well as Transit Dart Routes 70 
and 80, which are bus rapid transit (BRT) routes.  These routes and the current transit stops along 
Central Avenue are illustrated in Figure 4. 

Figure 4    
Existing Transit Routes and Bus Stops Within the Study Area 

 

 

 

 

 

 

 

 

 

 

 

 

 

There are currently 23 southbound buses on Central Avenue per day associated with Route 21 – City 
Centre/Forest Grove.  The buses run on a half hour schedule between 7:00 a.m. and 7:00 p.m. 

There are currently 31 southbound buses on Central Avenue per day associated with Route 4 – 
Dundonald/Willowgrove, which exit Central Avenue at Gray Avenue.  There are also 34 northbound 
buses on Central Avenue.  These buses run primarily on a half hour schedule between 6:00 a.m. and 
1:00 a.m. 

The Transit Dart – Routes 70/80 include 72 southbound and 67 northbound buses on Central Avenue on 
typically a 10 to 15 minute schedule between 6:00 a.m. and 1:00 a.m. 

In total, there is approximately 18 buses on Central Avenue between 115th Street and 108th Street during 
the afternoon peak hour. 
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The City of Saskatoon was consulted for planned modifications to the transit routes in Sutherland.  No 
modifications were identified, as it was expressed that the routes are operating acceptably along 
Central Avenue. 

Transit access points along Central Avenue is considered within the development of the Traffic and 
Parking Management Plan, as improper roadway designs that ignore the importance of adequately 
addressing transit increase the number of safety conflicts for drivers and pedestrians. 

3.5 Active Modes of Transportation (Pedestrian and Cyclist) 

There is a sidewalk on the west side of Central Avenue for the extent of the study area.  There is a 
portion of the east side of Central Avenue that does not currently have a sidewalk, including adjacent to 
the grassed area within CP’s property.  The remainder of Central Avenue has a sidewalk between 
108th Street and 115th Street. 

A field assessment conducted in the summer of 2007 identified that pedestrians are not typically given the 
appropriate right-of-way by drivers traveling on Central Avenue.  As a result, some drivers do not stop for 
pedestrians at the crosswalks.  There are also multiple accesses onto Central Avenue from businesses, 
many of which have alternate routes onto the side streets.  Sight line restrictions at accesses increase 
conflicts with pedestrian and vehicular traffic.  The need for these additional accesses is further 
addressed in the Recommended Traffic and Parking Management Plan (Section 3.9). 

The existing crosswalks at unsignalized intersections along Central Avenue between 112th Street and 
108th Street include zebra pavement markings and non-standard pedestrian crosswalk signage, as not all 
locations meet the city’s standard for signage requirements.  The warrant analyses for determining 
appropriate pedestrian crossing treatments are included in the City of Saskatoon Traffic Control at 
Pedestrian Crossing, 2004 report.  The report identifies a hierarchy of pedestrian accommodation, 
including standard crosswalk, zebra crosswalk, pedestrian corridor, active pedestrian corridor and a 
pedestrian actuated signal. 

Pedestrian traffic volumes within the study area were collected in 2005 and 2006 by the City of Saskatoon 
and were examined to determine potential pedestrian accommodation upgrades along Central Avenue.  
For example, in order to warrant the implementation of an active pedestrian corridor, sufficient pedestrian 
crossing demand must be present within at least three 15-minute periods.   Further, in order to warrant a 
pedestrian actuated traffic signal a warrant rating of 100 points or greater is required intersections. The 
data collected including pedestrian usage, study date, warrant analysis points and type of crosswalk are 
presented in Table 3.3. 

Table 3.3   
Existing Pedestrian Crosswalk Warrant Analyses for Unsignalized Intersections along Central Avenue 

Location Date of 
Study 

Total 
pedestrian 
crossing 

Pedestrian Device Warrant Existing  
Type of 

Crosswalk 
Active 

Pedestrian 
Corridor 

Pedestrian 
Actuated 
Signals 

Central Avenue  
and 112th Street 

May 10, 
2005 

147 7 82 Zebra 

Central Avenue  
and 111th Street 

August 7, 
2006 

39 0 39 Zebra 

Central Avenue  
and 110th Sreet 

August 7, 
2006 

26 0 28 Zebra 

Central Avenue 
and 109th Street 

August 7, 
2006 

95 0 50 Zebra 
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Therefore, an active pedestrian corridor is warranted for the intersection of Central Avenue and 
112th Street, as more than three periods warrant (i.e. 7 periods) an elevated level of control.  A 
pedestrian actuated signal would be warranted if the warrant points were greater than 100 points. 

The intersection of Central Avenue and Gray Avenue was not analyzed as pedestrian data was 
unavailable.  This intersection currently has pedestrian crosswalk signage, but it is non-standard.  Further 
data is required to justify additional pedestrian accommodation at this intersection, as there is concern 
about the CP railway crossing and sightlines affecting the safety of pedestrians at this location. 

The City of Saskatoon identifies a cycling network with shared-use lanes on 108th Street and 115th Street 
within Sutherland that continue to Preston Avenue for access to the University of Saskatoon and 
downtown.  There is also an elevated crossing from Sutherland to the College Park neighbourhood 
located at Central Avenue.  Cyclist traffic on Central Avenue is currently not efficiently accommodated 
due to the four-lane cross-section that includes on-street parking in the outside lane.  There are also 
conflicts with the drivers who sling-shot around left turning vehicles.   

The existing cross section for Central Avenue would not typically be considered cyclist-friendly.  However, 
there are adequate east-west accesses to shared-use lanes.  Alternatively, Egbert Avenue is also an 
optional adjacent north-south route with less traffic that is considered more cyclist-friendly than Central 
Avenue. 

3.6 Collision Assessment 

A five-year collision history (2001 to 2005) analysis was conducted for accidents that occurred on 
Central Avenue between 115th Street and 108th Street to investigate the current level of safety at 
intersections and on links between these intersections.  The data was obtained from Saskatchewan 
Government Insurance’s Traffic Accident Inventory System. 

Table 3.4 presents the collision data in terms of the total number of collisions and the accident rate per 
ten million entering vehicles by intersection and the accident rate per million kilometres travelled by link. 

Table 3.4:    
Collision Rates for Intersections and Midblock Sections Along Central Avenue 

 

 

 

 

 

 

 

 

 

 

Intersections
5-Year

Collision Total
Peak Hour 

Entering Volume
Collision Rate / 

10 Million Entering Vehicles
Central Avenue and 115th Street 125 1,855 36.92
Central Avenue and Gray Avenue 47 1,681 15.32
Central Avenue and 112th Street 16 1,488 5.89
Central Avenue and 111th Street 18 1,508 6.54
Central Avenue and 110th Street 23 1,553 8.12
Central Avenue and 109th Street 31 1,609 10.56
Central Avenue and 108th Street 85 1,875 24.84

Links on
Central Avenue

5-Year
Collision Total

Peak Hour
Link Volume

Collision Rate / 
Million Kilometres Travelled

115th Street to Gray Avenue 9 1,384 3.96
Gray Avenue to 112th Street 28 1,425 5.18
112th Street to 111th Street 12 1,461 4.50
111th Street to 110th Street 10 1,475 3.71
110th Street to 109th Street 35 1,529 12.54
109th Street to 108th Street 32 1,519 11.54
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At 36.92 collisions per 10 million entering vehicles, the Central Avenue and 115th Street intersection has 
the highest intersection collision rate along the analyzed section of Central Avenue.  The Central Avenue 
and 108th Street intersection also has a high collision rate.  In comparison, the Central Avenue and 
Attridge Drive intersection has a collision rate in of 39.23 collisions per 10 million entering vehicles 
(e.g. 62 total collisions at this intersection in 2005).   

The collision rates at the unsignalized intersections along Central Avenue are highest at Gray Avenue 
(i.e. skewed intersection and closest to the CP railway crossing) and at 109th Street (i.e. intersection 
closest to traffic signal at 108th Street). 

The level of severity at intersections and along midblock sections on Central Avenue averages 
approximately 85 percent property damage only (PDO) collisions and 15 percent personal injury 
collisions.  The only exceptions are at the intersection of Central Avenue and 112th Street, where the 
percentage split for severity was 75% / 25% for PDO / injury collisions and at the intersection of 
Central Avenue and 111th Street, where the percentage split for severity was 64% / 36% for PDO / injury 
collisions.  There were no collisions identified that resulted in a fatality. 

The collision data for intersections and at midblock locations along Central Avenue are also presented in 
further detail within Appendix D.  The appendix summarizes the collision configuration by location as well.  
Note that the appendix data includes available 2006 and 2007 collisions within the totals. 

The most predominate collision configurations along Central Avenue within the study area include 
240 rear end, 68 sideswipe-same direction, 63 left turn/straight-opposite direction and 34 right angle 
collisions.   

A summary of other key findings for intersections occurring at the study intersections and midblock links 
include: 

�x Rear end, sideswipe-same direction, right angle and left turn/straight-opposite direction collisions 
readily occur throughout the study area, but are highest at the signalized intersections 

�x The majority of collisions occur between 115th Street and 112th Street, as well as between 110th Street 
and 108th Street 

�x The majority of all collisions occurred for the northbound and southbound directions 

�x 18 collisions were identified at the CP railway crossing (i.e. mostly identified as rear end collision 
configuration) 

�x Approximately 91% of the vehicles involved in the collisions included passenger vehicles (i.e. cars, 
pickups and vans), 1% trucks larger than a pickup and 8% involved other vehicles (i.e. buses, 
motorcycles or bicycles) 

3.7 Parking Assessment 

The availability of parking and the type of parking enforcement for on-street parking on Central Avenue 
was identified as an issue by the Steering Committee at the project start up meeting.  An examination of 
City of Saskatoon parking data was conducted to assess the appropriateness of the current on-street 
parking supply based on existing and anticipated future parking demand.   

The City of Saskatoon provided parking data collected in January 2007 for every block face on 
Central Avenue and side streets between 108th Street and the CP railway based half hour intervals.  A 
summary of the weekday and weekend peak 3-hour timeframe for on-street parking utilization 
(i.e. average parked vehicles versus supply) is presented in Figure 5. 
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Figure 5    
Parking Utilization Along Central Avenue for Weekday and Weekend Peak 3-Hour Period 
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The peak 3-hour period for on-street parking during the weekday was between 11:30 a.m. and 2:30 p.m. 
and for the weekend was from 3:30 p.m. to 6:30 p.m.  There were numerous half hour periods during the 
data collection timeframe where the utilization was 100% on most block faces, but overall occupancy was 
approximately 50% for both the weekday and weekend peak 3-hour periods. 

A similar study was conducted in 2000 and the same peak 3-hour periods had an occupancy of 68% 
during the weekday and 70% during the weekend.  The change in occupancy between 2000 and 2007 is 
mainly attributed to changes in land use and relocation of business such as the grocery market from 
Central Avenue. 

The two-hour parking restriction on most Central Avenue block faces has had a positive effect on average 
duration (i.e. length of stay for parked vehicles), as the average is approximately 45 to 50 minutes.  The 
average duration through the entire study area is 55 minutes, which includes some vehicles that stayed 
for long durations on the side streets adjacent to Central Avenue.  The duration of stay on the side streets 
may require additional enforcement to ensure adequate turnover occurs where parking is currently 
restricted. 

Another parking statistic that is analyzed within an on-street parking study is turnover rate, which relates 
to the number of vehicles parked in a space over a particular timeframe.  The average turnover rate for 
the study area is 3 to 5 turnovers per space during the 9.5 hour data collection period (i.e. 9:00 a.m. to 
6:30 p.m.)  This turnover rate is consistent with the 2000 parking data; however, there were more 
turnovers on the west side of Central Avenue during weekday than the 2000 data indicates. 

Additional parking data was collected by the City of Saskatoon on November 13th, 2007 to determine if 
there would be consistent parking utilization conditions at another point during the year.  The November 
data proved to be very consistent with the January data.  As a result, the January data is considered a 
representative summary of parking conditions on Central Avenue. 

3.8 Summary of findings 

The fore-going transportation analyses have identified the following salient findings that will be critical in 
developing the recommended Traffic and Parking Management Plan: 

�x Existing transportation network within the study area places priority on north-south traffic flow along 
Central Avenue (free-flow conditions at most intersections) and a reduced priority is provided for 
pedestrian traffic (i.e. no sidewalk on east side adjacent to CP lands) 

�x Traffic signals are not warranted at any of the existing unsignalized intersections 

�x Transit buses and truck traffic volumes are considerable on Central Avenue and will remain on the 
roadway based on planned transit and truck routes through the city 

�x Improved pedestrian accommodation along and across Central Avenue would be beneficial and is 
warranted at the Central Avenue and 112th Street intersection.  There is non-standard signage at 
other crosswalks on Central Avenue based on City guidelines 

�x Capacity analysis, collision totals, and accident configurations indicate congestion, lack of auxiliary 
lanes and excessive travel speeds may be operational issues along Central Avenue 

�x Through the local area plan process, it was identified by the public that there are traffic speed 
concerns along Central Avenue 

�x Parking utilization has slightly decreased since 2000 due to changing land uses along Central Avenue 
based on a comparison of the existing parking data and 2000 parking data 

�x Overall, slightly shorter duration and increased turnover for parking is likely the result of implemented 
two-hour parking restrictions 
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3.9 Recommended Traffic and Parking Management Plan 

Figure 6 illustrates the recommended Traffic and Parking Management Plan for Central Avenue within the 
study area.  The plan includes a five-lane cross section with on-street parallel parking, one travel lane in 
each direction and the implementation of a left turn lane/centre median.  In order to provide this cross 
section, a reduction in travel lane width and turning lane width is necessary and is consistent with other 
retrofit streetscape projects within the city (i.e. 20th Street Streetscape Improvement Master Plan). 

The recommended Traffic and Parking Management Plan was developed with the following goals: 

�x Prioritize pedestrian flow across Central Avenue to implement a balance of emphasis on 
developments on both sides of the street 

�x Improve the safety for vehicles traveling on Central Avenue and the side streets 

�x Maintain viability of Central Avenue to accommodate trucks and transit 

�x Implement a cross section for Central Avenue that will work in conjunction with land use and zoning 
provisions to re-invigorate the Central Avenue Business District as a destination for goods and 
services 

�x Preserve the inventory of available on-street parking along Central Avenue 

The functionality of Central Avenue as an arterial roadway has been maintained, with additional emphasis 
on improving the vitality of businesses along both sides of Central Avenue. 

Northbound and southbound left turn lanes are recommended at the Central Avenue and 108 th 
Street intersection to provide additional storage for these movements .  It is also recommended 
that the east leg of this intersection be re-alig ned to match the west leg and eliminate the lane 
offset.   The provision of auxiliary lanes will remove the left turning traffic from through traffic along 
Central Avenue and improve overall operation along the corridor.  The capacity analysis findings for the 
recommended option based on the forecast afternoon peak hour traffic volumes are presented in Tables 
3.5 and 3.6 for signalized and unsignalized intersections along Central Avenue, respectively. 

There is substantial delay for eastbound and westbound left turn or shared left turn/through movements 
from the side streets onto Central Avenue due to the large volume of traffic for the northbound and 
southbound through movements operating free-flow through the intersections.  Although the delay and 
level of service results for the side street movements indicate a large change from the existing cross 
section, the actual difference is much less.  The capacity analysis over estimates the efficiency of the 
existing cross section due to the sling-shot effect that currently occurs within the parking lane around left 
turning vehicles.  The recommended cross section does provide a reduced capacity for the intersections 
from 109th Street to 112th Street, but is expected to increase the level of safety by eliminating the sling-
shot manoeuvres, removing left turning vehicles from through movements and improving the visibility of 
pedestrians.  For example, a collision reduction of between 20 to 50% is anticipated for channelization of 
turning vehicles and improvements to sight distance based on literature reviews from other jurisdictions.   

It is anticipated that drivers will choose either 108th Street or 115th Street to make the left turn movements 
at signalized intersections if left turn delays are deemed inappropriate.  The delays to left turning vehicles 
will also naturally produce a clockwise vehicle circulation pattern around these blocks of Central Avenue, 
where right turns will facilitate local traffic. 
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Traffic signals are not warranted at the unsignalized intersections and there are numerous studies that 
have demonstrated the negative impact on road safety resulting from signalization of unwarranted 
locations.  It is recommended that the unsignalized intersections be periodically monitored as 
Central Avenue becomes further developed with new businesses as part of the City’s 
development approval process (i.e. Site Impact Traffic Studies).  

Table 3.5    
Forecast Afternoon Peak Hour LOS Results for Signalized Intersections (Existing versus Recommended Cross Section) 

 

 

 

 

 

 

 

 

 

Table 3.6    
Forecast Afternoon Peak Hour LOS Results for Unsignalized Intersections (Existing versus Recommended Cross Section) 

 

 

 

 

 

 

 

 

 

 

 

Pedestrian flow across Central Avenue is addressed through recommended bulbed curb 
extensions at intersections, where feasible and not in conflict with transit stops.   Also, an active 
pedestrian corridor at the Central Avenue and 112 th Street intersection is recommended , which is 
warranted based on pedestrian volumes and the City of Saskatoon Traffic Control at Pedestrian Crossing, 
2004 report.  Appendix E illustrates an active pedestrian corridor based on City of Saskatoon guidelines. 

v/c Movement LOS

Central Avenue and 115th Street

C 90.2% 0.83 SB LT/TH/RT D EB LT/TH: LOS C   WB LT/TH: LOS C

C 90.2% 0.83 SB LT/TH/RT D EB LT/TH: LOS C   WB LT/TH: LOS C

Central Avenue and 108th Street

B 76.7% 0.79 NB LT/TH/RT C EB LT/TH: LOS C   WB LT/TH/RT: LOS B

B 88.4% 0.79 NB TH B EB LT/TH: LOS C   WB LT/TH/RT: LOS B

Maximum v/c Ratio Side Street LOS

Signalized Intersection Evaluation Parameters

Intersection
LOS

ICU
%

Existing Cross Section

Recommended Cross Section

Existing Cross Section

Recommended Cross Section

Intersection

Central Avenue and Gray Avenue
C 67.0% WB LT/RT C 18.9
C 67.0% WB LT/RT C 18.9

Central Avenue and 112th Street
B 57.6% EB LT C 17.0
B 59.6% WB LT/TH/RT F 72.2

Central Avenue and 111th Street
A 54.5% EB LT/TH C 23.8
B 58.4% EB LT/TH F 97.3

Central Avenue and 110th Street
B 59.1% EB LT B 14.8
B 59.2% EB LT E 42.1

Central Avenue and 109th Street
C 65.4% EB LT/TH C 21.6
C 64.8% EB LT/TH F 420.9

Existing Cross Section
Recommended Cross Section

Approach 
Delay (s)

LOSIntersection

Unsignalized Intersection Evaluation Parameters

Critical 
Side Street Approach

Intersection
LOS

ICU
%

Recommended Cross Section

Recommended Cross Section

Existing Cross Section
Recommended Cross Section

Existing Cross Section

Existing Cross Section
Recommended Cross Section

Existing Cross Section
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Consistent pedestrian crosswalk signage and pavement marking needs to be updated along 
Central Avenue so that it is consistent with th e treatments identified within the City of Saskatoon 
Traffic Control at Pedestrian Crossing.  Updated pedestrian data at the Central Avenue and 110th 
Street intersection will be collected and analyzed by the City of Saskatoon to determine if this intersection 
warrants a higher form of pedestrian corridor control. 

Transit stops are maintained along the corridor and are enhanced with the placement adjacent to the 
bulbed intersection extensions.  Placing the transit stops beyond the intersection ensures that pedestrians 
will be visible at all times and that occupants will not block the transit buses from proceeding along the 
bus route.  The placement will also assist buses in re-entering the travel lane. 

North of the CP railway to the end of the study area, the Central Avenue corridor will be maintained as a 
four-lane cross section (i.e. no modifications have been identified).  As a result, the restriction on the 
westbound left turn movement at the Central Av enue and Gray Avenue intersection will be 
retained due to the skewed intersecting angle .  A more detailed safety review examining the 
vertical alignment and geometrics is recommended  for this corridor as there are existing property 
constraints that increase the difficulty of improving traffic flow and the level of safety for motorists and 
pedestrians.  This detailed level of review is beyond the scope of the Central Avenue Master Plan. 

A future consideration for the City of Saskatoon street network historically includes the extension of 
McKercher Drive to Berini Drive.  Although this link would alter traffic patterns within the neighbourhood 
and reduce volumes on Central Avenue, this link is not considered within the Traffic and Parking 
Management Plan as the alignment would likely necessitate the relocation of the CP rail yard within 
Sutherland. 

Traffic calming measures for Egbert Avenue that were originally identified in the local area planning 
process, and subsequently completed, are still valid.  The reduced emphasis on traffic flow along Central 
Avenue may lead to additional traffic on Egbert Avenue.  It is not the intention of the Traffic and Parking 
Management Plan to simply ignore the impact to adjacent north-south roadways within Sutherland.  
Further analysis and consideration of improvements to Egbert Avenue may be required to address any 
negative impacts to Egbert resulting from the implementation of traffic management measures 
undertaken on Central Avenue. 

The Sutherland BID should continue to support th e City of Saskatoon’s examination of utilizing 
other north-south links within the Sutherland Indus trial Park to access Central Avenue south of 
105th Street or McKercher Drive as an alternative truck route.   Alternative links that have been 
identified by the City of Saskatoon include an extension of Jessop Avenue and or the abandoned railway 
right-of-way immediately adjacent to Central Avenue.   

The number of on-street parking spaces has been maximized along Central Avenue and the side streets 
where possible.  Due to existing restrictions at the intersections, the bulbed corner extensions do not 
reduce the overall parking inventory.  Strict enforcement of existing parking restrictions is the most 
appropriate measure to ensure provision of on-street parking within the study area.   Although the 
current level of utilization, duration and turnover do not warrant parking meters, the Traffic and Parking 
Management Plan accounts for the possibility of metered parking along Central Avenue at some point 
when parking demand requires this level of enforcement.   
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The purpose of the recommended cross section for Central Avenue is to improve overall safety along the 
corridor for pedestrians and vehicular traffic.  This is achieved by providing the bulbed corners for 
pedestrians at key intersections and the centre median to store left turning vehicles.  It is very common to 
observe vehicles change lanes from the inside to the outside lane when the vehicle ahead turns on the 
left turn signal light.  During congested periods of the day (i.e. peak hours), there is added potential for 
these manoeuvres to cause collisions such as a sideswipe or right turn/passing. 

The benefit of providing a dedicated left turn lane is that opposing drivers will anticipate left turn 
movements from the auxiliary lane.  The existing shared left turn / through lane configuration does not 
allow the driver to easily distinguish which vehicles are potential conflicts and which are vehicles traveling 
through the intersection within the inside lane. 

The centre median will also simplify the operation of all mid-block accesses and private driveways to a 
right in / right out configuration and is expected to decrease mid-block collisions.  The presence of left 
turn lanes also allows the City of Saskatoon to more efficiently implement and operate the intersections in 
protected or protected/permissive phasing, if required at some point due to congestion. 

Pedestrian accommodation across Central Avenue will be greatly improved compared to the existing 
cross section by decreasing the required crossing distance and making pedestrians more visible for 
opposing drivers.  Further, by improving the pedestrian accommodation at existing intersections, it is 
expected that there will be less desire for people to attempt to cross mid-block on Central Avenue. 

In summary, the recommended cross section provides the following advantages and disadvantages in 
meeting the overall goal of the Traffic and Parking Management Plan: 

Advantages 

�x Reduces the amount of asphalt that requires continual maintenance by decreasing the traffic width 
and implementing bulbed corners and a centre median 

�x Restricts left turn movements from occurring at mid-block locations, as well as U-turns with the 
implementation of a median 

�x Improves the streetscape by providing a median and bulbed corners at intersections for landscaping 
treatments 

�x Simplifies the operation for vehicles entering and traveling through the intersection by removing 
shared left turn / through movements along Central Avenue, while still providing adequate capacity 
within the corridor for north-south traffic 

�x Provides the City of Saskatoon with an efficient intersection geometry to implement protected or 
protected-permissive left turn phasing, if deemed necessary as traffic volumes increase 

�x Decreases the crossing time for pedestrians and increases pedestrian visibility.  An active pedestrian 
corridor is recommended for the intersection of Central Avenue and 112th Street to further increase 
pedestrian visibility and efficiency 

�x May be used in conjunction with marketing and recruitment for the business improvement district’s 
revitalization plan 

�x Maintains accessibility for trucks and transit along the corridor.  The bulbed corners will protect buses 
from rear end collisions by eliminating the sling-shot manoeuvres 

�x Maintains the existing inventory of existing parking spaces along Central Avenue 
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Disadvantages 

�x Reduces capacity for left turns from the side streets to Central Avenue at the unsignalized 
intersections 

�x Requires the City of Saskatoon or business improvement district to maintain landscaped features 
within the median and at the bulbed corners of each intersection 

�x Decreases the efficiency of northbound and southbound right turns along Central Avenue where 
corner bulbs will require the movement to be shared with the through movement 

�x Requires additional review of potential traffic calming measures along Egbert Avenue 

Based on the analysis, the centre median option with bulbed intersections is recommended along the 
Central Avenue corridor between 108th Street and 112th Street.  This option will provide adequate capacity 
for critical northbound and southbound movements, improve traffic operations, accommodate transit and 
pedestrian demand and increase the level of safety along the corridor.  By creating a more favourable 
environment for pedestrian and vehicular traffic is it anticipated that the vitality of this commercial corridor 
will be enhanced. 

It is anticipated that the storage length for left turn lanes, the transitions between bulbed intersections and 
the terminal points for the centre medians will be confirmed during the detailed design phase. 






























































































