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Recommendation

That the minutes of Regular Meeting of the Municipal Planning Commission held
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7. REPORTS FROM ADMINISTRATION

7.1 Discretionary Use Application – Multiple-Unit Dwellings in Conjunction
with a Shopping Centre – 2325 Preston Avenue South (Market Mall) [File
No. CK 4355-016-007 and PL 4355-D1/16]
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Recommendation

That a report be forwarded to City Council recommending that at the time
of the public hearing, the application submitted by Fishman Holdings
North America Inc. requesting permission to develop multiple-unit
dwellings, in conjunction with a shopping centre, at 2325 Preston Avenue
South as outlined in this report, be approved, subject to the following
conditions:

1. That the applicant obtain a Development Permit and all other
relevant permits and licenses (including a building permit); and

2. That the final plans submitted be substantially in accordance with the
plans submitted in support of this Discretionary Use Application.

7.2 Proposed Rezoning – From B4 to B4A – 2325 Preston Avenue South
(Market Mall) [File No. CK. 4351-016-011 and PL 4350-Z2/16] 
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Recommendation

That a report be submitted to City Council recommending that at the time
of the public hearing, City Council consider the Administration’s
recommendation that the proposed amendment to Zoning Bylaw No. 8770
to rezone 2325 Preston Avenue South, as outlined in this report, be
approved.

7.3 Proposed Official Community Plan Bylaw Amendment and Rezoning by
Agreement – B4 by Agreement – Wilson’s Greenhouse and Garden
Centre – Brighton Neighbourhood [File No. CK 4351-016-010 x 4110-46
and PL 4350–Z18/16]
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Recommendation

That a report be forwarded to City Council recommending that at the time
of the public hearing, City Council consider the following
recommendations of the Administration:

1. That the proposed amendment to the Official Community Plan Bylaw
No. 8769 Land Use Map, as outlined in this report, be approved; and

2. That the proposed amendment to Zoning Bylaw No. 8770, as
outlined in this report, be approved.

7.4 Proposed Hampton Village Neighbourhood Concept Plan Amendment,
Official Community Plan Bylaw Amendment, and Rezoning – 2950
McClocklin Road [File No. 4351-016-009 x 4131-1 and PL 4350–Z3/16]  
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Recommendation

That a report be forwarded to City Council recommending that at the time
of the public hearing, City Council consider the following
recommendations of the Administration:

1. That the proposed amendment to the Hampton Village
Neighbourhood Concept Plan, as outlined in this report, be approved;

2. That the proposed amendment to the Official Community Plan Bylaw
No. 8769 Land Use Map, as outlined in this report, be approved; and

3. That the proposed amendment to Zoning Bylaw No. 8770, as
outlined in this report, be approved.

7.5 Land Use Applications Received for the Period Between April 15, 2016, to
May 12, 2016 [File No. CK 4000-5 and File No. PL 4350-1, PL 4132, PL
4355-D, and PL 4300]

43 - 55

Recommendation

That the information be received.

7.6 Land Use Applications Received for the Period Between May 12, 2016, to
June 28, 2016 [File No. CK 4000-5, PL 4350-1, PL 4132, PL 4355-D, PL
4115, PL 4350, and PL 4300] 

56 - 73

Recommendation

That the information be received.

8. REPORTS FROM COMMISSION

8.1 Update on the Items Previously Considered by the Commission and
Considered by City Council at its meeting on Monday, June 27, 2016 and
July 21, 2016[File No. CK. 175-16]

74 - 74

Recommendation

That the information be received.

9. PROPOSED BUDGET FOR 2017 [File No. CK. 1704-5]

The Commission is requested to put forward a proposed budget submission for
consideration by the Standing Policy Committee on Planning, Development and
Community Services for inclusion in the 2017 Operating Budget Review. The
2016 approved budget was $5,000 for educational opportunies for Commission
members, through attendance at local, provincial and national conferences and
workshops.

Recommendation

That the direction of Committee issue.
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10. ADJOURNMENT
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Discretionary Use Application – Multiple-Unit Dwellings in Conjunction 
with a Shopping Centre – 2325 Preston Avenue South (Market Mall) 
 

Recommendation 

That a report be forwarded to City Council recommending that at the time of the public hearing, 
the application submitted by Fishman Holdings North America Inc. requesting permission to 
develop multiple-unit dwellings, in conjunction with a shopping centre, at 2325 Preston Avenue 
South as outlined in this report, be approved, subject to the following conditions: 

1. That the applicant obtain a Development Permit and all other relevant permits and 
licenses (including a building permit); and 

2. That the final plans submitted be substantially in accordance with the plans submitted in 
support of this Discretionary Use Application. 

 
Topic and Purpose 
The purpose of this report is to consider a Discretionary Use Application from Fishman 
Holdings North America Inc. to develop multiple-unit dwellings on the site of the existing 
shopping centre (Market Mall) located at 2325 Preston Avenue South.   
 
Report Highlights 
1. Fishman Holdings North America Inc. is proposing a multiple-unit dwelling development, 

in conjunction with the shopping mall, at 2325 Preston Avenue South.  The 
development consists of a multiple-unit residential development with approximately 
440 dwelling units and four levels of underground structured parking in the northeast 
corner of the Market Mall site.  The proposed development will include three linked 
primary buildings, consisting of 9 to 11 stories with a maximum building height of 
37 metres (121.4 feet). 

2. The Market Mall site is located in the Nutana Suburban Centre and is surrounded by a 
mix of low- to high-density residential development, along with community and 
institutional uses.  The proposal is compatible with adjacent land uses. 

3. The introduction of multiple-unit residential development at this location presents an 
opportunity to revitalize Market Mall and ensure that it remains a viable and prominent 
community anchor. 

 
Strategic Goal 
This application supports the City of Saskatoon’s (City) Strategic Goal of Sustainable Growth.  
The Growth Plan to Half a Million (Growth Plan) has identified key nodes and corridors, 
including the Nutana Suburban Centre, to support redevelopment and growth as Saskatoon 
grows to a population of 500,000 residents. 
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Background 
Market Mall, located at 2325 Preston Avenue South, was initially constructed in the 1960s as 
Saskatoon’s first enclosed shopping centre (see Attachment 1).  It is located within the Nutana 
Suburban Centre, and is surrounded by a mix of low- to high-density residential development 
and community and institutional uses.   
 
The proponent of this application, Fishman Holdings North America Inc., is applying 
concurrently to rezone this property from B4 – Arterial and Suburban Commercial District to 
B4A – Special Suburban Centre and Arterial Commercial District to allow for residential 
development as a discretionary use.  The proponent is also requesting City Council’s approval 
to develop multiple-unit dwellings, in conjunction with the existing Market Mall.   
 
Report 
Zoning Bylaw Requirements 
Fishman Holdings North America Inc. is proposing to develop a multiple-unit residential 
development with approximately 440 dwelling units and four levels of underground structured 
parking in the northeast corner of the Market Mall site.  The proposed development will include 
three linked primary buildings, consisting of nine, 10 and 11 storey structures with a maximum 
building height of 37 metres (121.4 feet).  A site plan and rendering of the proposal is included 
as Attachment 2. 
 
The site at 2325 Preston Avenue South, including the existing Market Mall, service station, and 
the proposed development, have been evaluated based on the proposed B4A Zoning District.  
The proposal meets the zoning requirements for that district, providing a total of 1,955 parking 
spaces, a surplus of 8 parking spaces above the requirement.  The site is also the location of a 
transit terminal currently served by four Saskatoon Transit bus routes. 
 
The proposal meets all applicable Zoning Bylaw requirements.  
 
Compatibility with Adjacent Uses and Growth Plan to Half a Million (Growth Plan) 
The Market Mall site is surrounded by a mix of low- to high-density residential development, 
along with community and institutional uses.  Preston Avenue South, located along the 
western side of the site, is a major arterial roadway that provides connections to key points 
throughout the east side of Saskatoon.   
 
The Growth Plan guides the future land use decisions and infrastructure investments as the 
city grows.  The introduction of high-density residential development on the Market Mall site is 
appropriate and conducive to the objectives of the Growth Plan to accommodate a greater 
share of growth through infill and densification and to support a viable rapid transit system.   
 
The Growth Plan identifies the Nutana Suburban Centre and adjacent Preston Avenue South 
as medium-priority corridors for future growth and transformation.  While other corridors were 
identified as being higher priority, the Growth Plan does specifically identify the Market Mall 
site as offering the most significant redevelopment opportunity in the area. 
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Further, the Growth Plan proposes the introduction of a rapid transit system to support a 
revised approach to urban growth.  A proposed north-south rapid transit corridor (the Lawson-
Nutana “Blue Line”) will be anchored at its southern terminus by Market Mall and the Nutana 
Suburban Centre.  In future, investments in this corridor are intended to improve the frequency, 
reliability, and efficiency of taking transit to and from Market Mall and other key community 
destinations. 
 
Characteristics of the area that support the high-density residential development at this 
location include: 

i. Medium- and high-density residential uses are already present in close proximity; 
ii. Commercial and institutional services located in the mall and on nearby sites 

provide a range of services for the benefit of residents; 
iii. Nearby parks, educational institutions, and community facilities further enhance 

the amenity and quality of life of the area; and 
iv. The site is presently home to a transit hub, and introduction of rapid transit in the 

future is expected to further improve service in the area. 
 
Comments from Other Divisions 
No concerns were noted by other divisions that would preclude this application from 
proceeding; refer to Attachment 3 for the full remarks. 
 
Conclusion 
The proposed development at 2325 Preston Avenue South meets all applicable Zoning Bylaw 
provisions and is anticipated to be compatible with the surrounding land uses in the Nutana 
Suburban Centre for the present, and strategically aligning with the Growth Plan in the future.  
The introduction of multiple-unit residential development at this location presents an 
opportunity to revitalize Market Mall and ensure that it remains a viable and prominent 
community anchor where a range of services and amenities are provided for residents. 
 
Options to the Recommendation 
City Council could deny this Discretionary Use Application.  This option is not recommended 
as the proposal complies with all applicable Zoning Bylaw requirements and has been 
evaluated as a discretionary use, subject to the provisions of Section 4.7 of the Zoning Bylaw. 
 
Public and/or Stakeholder Involvement 
A public information meeting regarding the rezoning and Discretionary Use Applications was 
held on June 28, 2016, at Nutana Park Mennonite Church.  Notice was provided to property 
owners within a 75 metre radius of the subject site (340 addresses), as well as to the Eastview 
and South Nutana Park Community Associations.  The meeting was attended by 
approximately 80 people.  The applicant made a short presentation and responded to 
questions.  Discussion included questions about redevelopment possibilities of Market Mall, 
traffic concerns in the area, concerns about sanitary sewer capacity, and impact of 
construction on adjacent uses.  Comments in support of the proposal and objections to the 
proposal were both expressed at the meeting. 
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Comments from the information meeting and the Administration response are included in the 
Community Engagement Summary (see Attachment 4). 
 
Communication Plan 
No further communication is planned beyond the stakeholder involvement noted above and the 
required notice for the public hearing. 
 
Other Considerations/Implications 
There are no policy, financial, environmental, privacy, or CPTED implications or 
considerations. 
 
Due Date for Follow-up and/or Project Completion 
No follow-up is required. 
 
Public Notice 
Public notice is required for consideration of this matter, pursuant to Section 11(b) of Public 
Notice Policy No. C01-021. 
 
Once this application has been considered by the Municipal Planning Commission, a date for a 
public hearing will be set.  The Community Services Department will give notice, by mail, to 
assessed property owners within 75 metres of the subject site, along with the associated 
Community Associations and all those who provided their mailing address at the public 
information meeting.  Notification posters will also be placed on the subject site. 
 
Attachments 
1. Location Plan – 2325 Preston Avenue South 
2. Site Plan and Rendering – 2325 Preston Avenue South 
3. Comments from Other Divisions  
4. Community Engagement Summary 
 
Report Approval 
Written by:  Daniel McLaren, Planner, Planning and Development 
Reviewed by: Don Cook, Acting Director of Planning and Development 
Approved by:  Randy Grauer, General Manager, Community Services Department 
 
S/Reports/2016/PD/MPC – Discretionary Use Application – Multiple-Unit Dwellings in Conjunction with a Shopping Centre – 2325 Preston 
Avenue South/ks 
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ATTACHMENT 3 

Comments From Other Divisions 
 
1. Transportation and Utilities Department Comments 

The proposed Rezoning and Discretionary Use Application are acceptable to the 
Transportation and Utilities Department, subject to the following conditions and 
comments: 
 
Requirements prior to approval: 
 
It is required that the developer have traffic signals in place at the intersection of 
Preston Avenue South and Adelaide Street prior to the opening of this 
development.  The developer shall be responsible for half of the costs of these 
signals. 
 
Requirements after approval and prior to building permit approval: 
 
The current storm water system is currently at capacity.  The developer must 
look at reducing runoff or develop onsite storage. 
 
Additional comments: 
 
If a subdivision is proposed, offsite levies will apply.   
 

Note:  The applicant has been informed of, and agrees to, the above requirements. 
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Community Engagement Summary 
Public Information Meeting for Proposed Rezoning and Discretionary Use  
2325 Preston Avenue South (Market Mall) – Proposed Multiple-Unit Dwellings  

 
Project Description 

 
A public information meeting was held regarding a proposed multiple-unit dwelling development, located 
at 2325 Preston Avenue South on the site of, and in conjunction with, the existing shopping centre 
(Market Mall).  The meeting provided property owners in the surrounding area, specifically those within 
75 metres of the subject site, the opportunity to learn more about the proposed development and the 
concurrent rezoning and discretionary use processes, and to have the opportunity to comment on the 
proposal and ask any questions that they may have. 
 
The meeting was held at the Nutana Park Mennonite Church on June 28, 2016, at 7 p.m. 
 

Community Engagement Strategy 
 
Notice of the public information meeting was sent out to property owners within a 75 metre radius of the 
subject site, along with the Eastview and South Nutana Park Community Associations on June 15 to 17, 
2016.  Notice was also provided to the Ward Councillor and the Community Consultant.  Information on 
the proposal, including renderings, were set up inside Market Mall in the weeks proceeding the meeting 
that provided the contact information of the proponents.  
   
The purpose of the meeting was to inform, and consult with, the nearby residents.  Interested or 
concerned individuals were provided with an opportunity to learn more about the proposal and to provide 
perspective and comments for consideration. 
 
The public information meeting provided an opportunity to listen to a presentation by the applicant and 
create a dialogue between the applicant and nearby community members.  City of Saskatoon (City) staff 
were also available to answer questions regarding the concurrent rezoning and discretionary use 
processes and development standards and requirements. 
 

Summary of Community Engagement Feedback 
 
The meeting was attended by about 80 people, including the Ward Councillor.  Nancy Lackie, a third 
party facilitator, led the meeting.  The applicant, Fishman Holdings North America Inc., provided two 
presentations; one by Betty Anne Fisher, General Manager of Market Mall, who provided an update on 
the shopping centre; and one by Paul Blaser, Principal Architect, RBM Architecture (RBM), who 
provided an overview of the proposal.  Following the presentations, there were general questions and 
responses.  The following is a summary of the questions and responses: 
 
Q:  Will the adjacent residential area ever be rezoned?  

Can traffic lights be implemented on Preston and Adelaide?  
Concerned about increased congestion with a new Multiple-Unit Dwelling.  

ATTACHMENT 4 Community Engagement Summary 
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A:  No rezoning in the works right now, apart from the empty lots south of the mall.  

Traffic lights at Preston and Adelaide are a priority; however, they are currently unfunded.  As a 
requirement of municipal approval, traffic lights will be required at this location prior to occupancy of 
the building.  

 
Q:  Lights on Adelaide and Preston should be up before construction to help manage traffic created by 

the construction itself. 
Safeway expansion is a good thing.  
Will there be safe access during construction?  Especially for people with mobility 
issues/wheelchairs/walkers, etc? 
Will there be enough parking spaces for condo residents?  

 
A:  Four floors of underground parking – amount calculated at a rate of more than 1/unit, including 

ample visitor parking.  
Noted that lights prior to construction is a good idea and will be discussed further.  

 
Q:  Bike access throughout area is poor.  

Women dislike underground parking for safety issues.  Those with disabilities find underground 
parking inaccessible.  
Wants to avoid the Jane Jacobs “concrete canyon” – new high rise blocks the view of other existing 
condo owners. 

 
A:  Crime Prevention Through Environmental Design (CPTED) concepts are considered for municipal-

owned or controlled projects.  Underground parking could be considered with this lens.  
Zoning Bylaw mandates that barrier-free parking is located near major entrances/exits.  

 
Q:  Resident of Chalet gardens has had two sewage backups in recent months.  Will the current 

infrastructure be updated to accommodate more usage from new condo? 
 
A:  Assessment shows that current infrastructure is adequate. Reason for sewage back-up may have 

been unrelated. Will look into it. 
  
Q:  Will traffic flow or access to street from underground parking be compromised during construction 

(especially at Adelaide and McEown)? 
  
A:  Access to underground parking will be guaranteed during construction. 
  
Q:  Proper Bus Rapid Transit (BRT) system has to be in place prior to development. 
 
A:  The Preston Avenue South secondary line for higher-frequency transit is a part of the Growth Plan.  

This may or may not be in place prior to development. 
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Q:  Can McEown handle increased traffic from new development?  

Area is too dense already.  Too much condo-style housing.  Another one will obstruct view and 
decrease his property value. 
Construction will be loud.  
Development shouldn’t be built so close to property line.  

 
A:  City expects developers to respect neighbourhoods they’re working in.  

Property values have not been shown to decrease due to development in the vicinity; it might 
increase, if anything.  
Zoning Bylaw requires a 7.5 metre rear yard setback along McEown Avenue, and a 3 metre side 
yard setback along Adelaide.   

 
Q:  Excited about the development.  Market Mall is in a state of decay.  

Infill is a positive.  Contributes to a “cosmopolitan lifestyle.”  
 
Q:  Which age demographic is the development targeting? 
 
A:  A variety of age groups, family structures, etc.  No predetermined market.  RBM states that the 

development looks to encourage a lifestyle without the use of a car – could be seniors or young 
people. 

 
Q:  City should pay for damage caused by past and potential future sewage backups.  
  
Q:  Congestion that exists, and that will worsen with new development, will hinder bus traffic.  BRT 

should focus on Market Mall.  
 
The Community Services Department provided contact information for the meeting attendees to provide 
further written comment preceeding the meeting.  There were nine responses provided.  Below is a 
summary of common themes provided in the comments back, as well as provided informally at the 
meeting. 
 
Summary of Common Themes:  

 Lights at Adelaide and Preston are a priority for residents;  

 Several traffic concerns (safety and congestion); 

 Parking (safety, accessibility, number of stalls); 

 Safety for vehicles/pedestrians during construction; 

 Sewage infrastructure;  

 BRT should be implemented sooner rather than later; and  

 Project contributes to the revitalization of the area.  
 

Next Steps 
 
Feedback from the meeting will be summarized and presented as part of the report to the Municipal 
Planning Commission and City Council. 

15



 

Page 4 of 4 
 

 
Once this application has been considered by the Municipal Planning Commission, a date for a public 
hearing will be set, and notices will be sent to property owners within 75 metres of the subject site, and 
to the Eastview and South Nutana Park Community Associations.  Notification posters will also be 
placed on the subject site.  No other public engagement is planned. 
 

ACTION ANTICIPATED TIMING 

Planning and Development Division prepares and presents 
to Municipal Planning Commission (MPC).  MPC reviews 
proposal and recommends approval or denial to City 
Council. 

July 26, 2016 

Public Notice - Community Consultant, Ward Councillor, 
and all participants that attended the public information 
meeting will be provided with direct notice of the Public 
Hearing, as well as all residents who were notified 
previously.  A notification poster sign will be placed on site. 

July 27 to August 18, 2016 

Public Hearing – Public Hearing conducted by City Council, 
with an opportunity provided to interested persons or 
groups to present.  Proposal considered, together with the 
reports of the Planning and Development Division, 
Municipal Planning Commission, and any written or verbal 
submissions received by City Council. 

August 18, 2016 

Council Decision - may approve or deny proposal. August 18, 2016 

 
 

Prepared by: 
Daniel McLaren, Planner 
Planning and Development 
June 30, 2016 
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Proposed Rezoning – From B4 to B4A – 2325 Preston 
Avenue South (Market Mall) 
 

Recommendation 

That a report be submitted to City Council recommending that at the time of the public 
hearing, City Council consider the Administration’s recommendation that the proposed 
amendment to Zoning Bylaw No. 8770 to rezone 2325 Preston Avenue South, as 
outlined in this report, be approved. 

 
Topic and Purpose 
An application has been submitted by Fishman Holdings North America Inc. proposing 
to rezone 2325 Preston Avenue South from B4 – Arterial and Suburban Commercial 
District to B4A – Special Suburban Centre and Arterial Commercial District.  The 
rezoning would provide for the development of multiple-unit dwellings as a discretionary 
use, in conjunction with the established shopping centre at this location. 
 
Report Highlights 
1. The Nutana Suburban Centre was designed and developed as a mixed-use focal 

point that integrates a variety of land uses and densities, including suburban 
commercial uses, district park and medium- to high-density residential.  

2. Market Mall was developed in the 1960s as Saskatoon’s first enclosed shopping 
centre and serves as an important commercial node in the area. 

3. The proposed zoning amendment provides for multiple-unit residential 
development in conjunction with the shopping centre as a discretionary use.  A 
concurrent Discretionary Use Application for a specific development proposal has 
also been submitted for consideration. 

4. The development proposal supports a revitalization of Market Mall, as well as key 
objectives of the Growth Plan to Half a Million (Growth Plan) to increase density 
in identified nodes and corridors, and to support the development of a rapid 
transit system.  

 
Strategic Goal 
This proposed rezoning supports the Strategic Goal of Sustainable Growth.  The 
Growth Plan has identified key nodes and corridors, including the Nutana Suburban 
Centre, to support redevelopment and growth as Saskatoon grows to a population of 
500,000 residents. 
 
Background 
Market Mall, located at 2325 Preston Avenue South, was constructed in the 1960s as 
Saskatoon’s first enclosed shopping centre.  It is located within the Nutana Suburban 
Centre, and is surrounded by a mix of low- to high-density residential development and 
community and institutional uses (see Attachment 1). 
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The Market Mall Transit Hub is located on the south end of the site, and is currently 
served by four Saskatoon Transit bus routes.  Preston Avenue South, located along the 
western side of the site, is a major arterial roadway that provides connections to key 
points throughout the east side of Saskatoon. 
 
Report 
Nutana Suburban Centre as a Mixed-Use Focal Point 
Official Community Plan Bylaw No. 8769 (OCP) identifies 2325 Preston Avenue South 
for “Suburban Centre Commercial” development.  The site forms part of the Nutana 
Suburban Centre, bound by Preston Avenue South to the west, Taylor Street East to 
the north, Circle Drive to the east, and Louise Street to the south.  The other properties 
within this area are accordingly identified for “Suburban Centre” development.   
 
Policies contained in the OCP define a Suburban Centre as the primary mixed-use focal 
point of a Suburban Development Area, where a compatible integration of commercial, 
institutional, recreational, and medium- to high-density residential uses are found.  The 
Nutana Suburban Centre is no different in this respect, as all these uses may be found 
within its boundaries. 
 
Traditionally, the commercial component of a Suburban Centre has been centred on a 
single-use shopping centre.  Nutana, Confederation, and Lawson Heights Suburban 
Centre’s are anchored by enclosed shopping centres, while more recently, commercial 
development in the Lakewood, University Heights, and Blairmore Suburban Centres 
have taken the form of open-air, large format (“big box”) shopping centres. 
 
As enclosed shopping centres have aged and been faced with competing pressures 
from other forms of contemporary retail development, it has become necessary to 
rethink the role that these developments play as anchors in our community and to 
investigate new means by which they may remain vibrant and viable.  Introducing mixed 
uses to these sites, including medium- to high-density residential, is a central part of a 
growing trend to redevelop and revitalize enclosed shopping centres. 
 
Proposed Rezoning of Market Mall 
In order to facilitate the introduction of residential uses to the Market Mall site, the 
applicant is proposing a rezoning of 2325 Preston Avenue South from B4 – Arterial and 
Suburban Commercial District (B4 District) to B4A – Special Suburban Centre and 
Arterial Commercial District (B4A District).   
 
While the B4 District does not permit residential uses of any kind, the B4A District 
provides for multiple-unit dwellings as a discretionary use when developed in 
conjunction with any other permitted use.   
 
Discretionary Use Application 
A concurrent Discretionary Use Application for a multiple-unit residential development at 
this location is proposed in conjunction with this rezoning.  The applicant is proposing to 
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construct a multiple-unit residential development with approximately 450 dwelling units 
and structured parking in the northeast corner of the Market Mall site.   
 

Growth Plan to Half a Million 
A central plank of the Growth Plan is to encourage and support growth and 
redevelopment along major corridors and in key nodes as Saskatoon grows to a 
population of 500,000 residents.  The Growth Plan identifies such areas as being: 

i) in close proximity to frequent transit;  
ii) conducive to urban vibrancy and higher residential densities; and 
iii) connected to key community destinations.   

 

The Growth Plan identifies the Nutana Suburban Centre and adjacent Preston Avenue 
South as medium-priority corridors for future growth and transformation.  While other 
corridors were identified as being higher priority, the Growth Plan does specifically 
identify the Market Mall site as offering the most significant redevelopment opportunity 
in the area. 
 

Further, the Growth Plan proposes the introduction of a rapid transit system to support a 
revised approach to urban growth.  A proposed north-south rapid transit corridor (the 
Lawson-Nutana “Blue Line”) will be anchored at its southern terminus by Market Mall 
and the Nutana SC.  In future, investments in this corridor are intended to improve the 
frequency, reliability, and efficiency of taking transit to and from Market Mall and other 
key community destinations. 
 

Compatibility of Residential Development on the Market Mall Site 
The introduction of high-density residential development on the Market Mall site is 
appropriate and conducive to the objectives of the Growth Plan to accommodate a 
greater share of growth through infill and densification and to support a viable rapid 
transit system.   
 

Characteristics of the area that support the high-density residential development at this 
location include: 

i. Medium- and high-density residential uses are already present in close 
proximity; 

ii. Commercial and institutional services located in the mall and on nearby 
sites provide a range of services for the benefit of residents; 

iii. Nearby parks, educational institutions, and community facilities further 
enhance the amenity and quality of life of the area; and 

iv. The site is presently home to a transit hub, and introduction of rapid transit 
in the future is expected to further improve service in the area. 

 

The introduction of multiple-unit residential development at this location presents an 
opportunity to revitalize Market Mall and ensure that it remains a viable and prominent 
community anchor where a range of services and amenities are provided for residents. 
 

Comments from Other Divisions 
No concerns were identified through the administrative referral process that would 
preclude this application from proceeding to a public hearing. 
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Options to the Recommendation 
City Council could choose to deny this application and maintain the current zoning 
designation that would not allow for residential use at this location.  This option is not 
recommended as the Market Mall site provides a significant redevelopment opportunity 
to support the objectives of the Growth Plan. 
 

Public and/or Stakeholder Involvement 
A public information meeting regarding this rezoning and the related discretionary use 
proposal was held on June 28, 2016, at Nutana Park Mennonite Church.  Notice was 
provided to property owners within a 75 metre radius of the subject site 
(340 addresses), as well as to the Eastview and South Nutana Park Community 
Associations.  The meeting was attended by approximately 80 people.  The applicant 
made a short presentation and responded to questions.  Discussion included questions 
about redevelopment possibilities of Market Mall, traffic concerns in the area, concerns 
about sanitary sewer capacity, and impact of construction on adjacent uses.  Comments 
in support of the proposal and objections to the proposal were both expressed at the 
meeting.  See Attachment 2 for a full summary of the meeting. 
 

Other Considerations/Implications 
There are no policy, financial, environmental, privacy, or CPTED implications or 
considerations; a communication plan is not required at this time. 
 

Due Date for Follow-up and/or Project Completion 
No follow-up is required. 
 

Public Notice 
Public notice is required for consideration of this matter, pursuant to Section 11(a) of 
Public Notice Policy No. C01-021. 
 

Once this application has been considered by the Municipal Planning Commission, it 
will be advertised in accordance with Public Notice Policy No. C01-021, and a date for a 
public hearing will be set.  A notice will be placed in The StarPhoenix two weeks prior to 
the public hearing.  Written notice of the public hearing will be provided to property 
owners within a 75 metre radius of the subject site, as well as to the Eastview and 
South Nutana Park Community Associations.  Notice posters will be placed on-site. 
 

Attachments 
1. Location Map 
2.  Community Engagement Summary 
 

Report Approval 
Written by:  Brent McAdam, Planner, Planning and Development 
Reviewed by: Don Cook, Acting Director of Planning and Development 
Approved by:  Randy Grauer, General Manager, Community Services Department 
 
S/Reports/2016/PD/MPC – Proposed Rezoning – From B4 to B4A – 2325 Preston Avenue South (Market Mall)/ks 
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Community Engagement Summary 
Public Information Meeting for Proposed Rezoning and Discretionary Use  
2325 Preston Avenue South (Market Mall) – Proposed Multiple-Unit Dwellings  

 
Project Description 

 
A public information meeting was held regarding a proposed multiple-unit dwelling development, located 
at 2325 Preston Avenue South on the site of, and in conjunction with, the existing shopping centre 
(Market Mall).  The meeting provided property owners in the surrounding area, specifically those within 
75 metres of the subject site, the opportunity to learn more about the proposed development and the 
concurrent rezoning and discretionary use processes, and to have the opportunity to comment on the 
proposal and ask any questions that they may have. 
 
The meeting was held at the Nutana Park Mennonite Church on June 28, 2016, at 7 p.m. 
 

Community Engagement Strategy 
 
Notice of the public information meeting was sent out to property owners within a 75 metre radius of the 
subject site, along with the Eastview and South Nutana Park Community Associations on June 15 to 17, 
2016.  Notice was also provided to the Ward Councillor and the Community Consultant.  Information on 
the proposal, including renderings, were set up inside Market Mall in the weeks proceeding the meeting 
that provided the contact information of the proponents.  
   
The purpose of the meeting was to inform, and consult with, the nearby residents.  Interested or 
concerned individuals were provided with an opportunity to learn more about the proposal and to provide 
perspective and comments for consideration. 
 
The public information meeting provided an opportunity to listen to a presentation by the applicant and 
create a dialogue between the applicant and nearby community members.  City of Saskatoon (City) staff 
were also available to answer questions regarding the concurrent rezoning and discretionary use 
processes and development standards and requirements. 
 

Summary of Community Engagement Feedback 
 
The meeting was attended by about 80 people, including the Ward Councillor.  Nancy Lackie, a third 
party facilitator, led the meeting.  The applicant, Fishman Holdings North America Inc., provided two 
presentations; one by Betty Anne Fisher, General Manager of Market Mall, who provided an update on 
the shopping centre; and one by Paul Blaser, Principal Architect, RBM Architecture (RBM), who 
provided an overview of the proposal.  Following the presentations, there were general questions and 
responses.  The following is a summary of the questions and responses: 
 
Q:  Will the adjacent residential area ever be rezoned?  

Can traffic lights be implemented on Preston and Adelaide?  
Concerned about increased congestion with a new Multiple-Unit Dwelling.  

ATTACHMENT 2 Community Engagement Summary 
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A:  No rezoning in the works right now, apart from the empty lots south of the mall.  

Traffic lights at Preston and Adelaide are a priority; however, they are currently unfunded.  As a 
requirement of municipal approval, traffic lights will be required at this location prior to occupancy of 
the building.  

 
Q:  Lights on Adelaide and Preston should be up before construction to help manage traffic created by 

the construction itself. 
Safeway expansion is a good thing.  
Will there be safe access during construction?  Especially for people with mobility 
issues/wheelchairs/walkers, etc? 
Will there be enough parking spaces for condo residents?  

 
A:  Four floors of underground parking – amount calculated at a rate of more than 1/unit, including 

ample visitor parking.  
Noted that lights prior to construction is a good idea and will be discussed further.  

 
Q:  Bike access throughout area is poor.  

Women dislike underground parking for safety issues.  Those with disabilities find underground 
parking inaccessible.  
Wants to avoid the Jane Jacobs “concrete canyon” – new high rise blocks the view of other existing 
condo owners. 

 
A:  Crime Prevention Through Environmental Design (CPTED) concepts are considered for municipal-

owned or controlled projects.  Underground parking could be considered with this lens.  
Zoning Bylaw mandates that barrier-free parking is located near major entrances/exits.  

 
Q:  Resident of Chalet gardens has had two sewage backups in recent months.  Will the current 

infrastructure be updated to accommodate more usage from new condo? 
 
A:  Assessment shows that current infrastructure is adequate. Reason for sewage back-up may have 

been unrelated. Will look into it. 
  
Q:  Will traffic flow or access to street from underground parking be compromised during construction 

(especially at Adelaide and McEown)? 
  
A:  Access to underground parking will be guaranteed during construction. 
  
Q:  Proper Bus Rapid Transit (BRT) system has to be in place prior to development. 
 
A:  The Preston Avenue South secondary line for higher-frequency transit is a part of the Growth Plan.  

This may or may not be in place prior to development. 
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Q:  Can McEown handle increased traffic from new development?  

Area is too dense already.  Too much condo-style housing.  Another one will obstruct view and 
decrease his property value. 
Construction will be loud.  
Development shouldn’t be built so close to property line.  

 
A:  City expects developers to respect neighbourhoods they’re working in.  

Property values have not been shown to decrease due to development in the vicinity; it might 
increase, if anything.  
Zoning Bylaw requires a 7.5 metre rear yard setback along McEown Avenue, and a 3 metre side 
yard setback along Adelaide.   

 
Q:  Excited about the development.  Market Mall is in a state of decay.  

Infill is a positive.  Contributes to a “cosmopolitan lifestyle.”  
 
Q:  Which age demographic is the development targeting? 
 
A:  A variety of age groups, family structures, etc.  No predetermined market.  RBM states that the 

development looks to encourage a lifestyle without the use of a car – could be seniors or young 
people. 

 
Q:  City should pay for damage caused by past and potential future sewage backups.  
  
Q:  Congestion that exists, and that will worsen with new development, will hinder bus traffic.  BRT 

should focus on Market Mall.  
 
The Community Services Department provided contact information for the meeting attendees to provide 
further written comment preceeding the meeting.  There were nine responses provided.  Below is a 
summary of common themes provided in the comments back, as well as provided informally at the 
meeting. 
 
Summary of Common Themes:  

 Lights at Adelaide and Preston are a priority for residents;  

 Several traffic concerns (safety and congestion); 

 Parking (safety, accessibility, number of stalls); 

 Safety for vehicles/pedestrians during construction; 

 Sewage infrastructure;  

 BRT should be implemented sooner rather than later; and  

 Project contributes to the revitalization of the area.  
 

Next Steps 
 
Feedback from the meeting will be summarized and presented as part of the report to the Municipal 
Planning Commission and City Council. 
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Once this application has been considered by the Municipal Planning Commission, a date for a public 
hearing will be set, and notices will be sent to property owners within 75 metres of the subject site, and 
to the Eastview and South Nutana Park Community Associations.  Notification posters will also be 
placed on the subject site.  No other public engagement is planned. 
 

ACTION ANTICIPATED TIMING 

Planning and Development Division prepares and presents 
to Municipal Planning Commission (MPC).  MPC reviews 
proposal and recommends approval or denial to City 
Council. 

July 26, 2016 

Public Notice - Community Consultant, Ward Councillor, 
and all participants that attended the public information 
meeting will be provided with direct notice of the Public 
Hearing, as well as all residents who were notified 
previously.  A notification poster sign will be placed on site. 

July 27 to August 18, 2016 

Public Hearing – Public Hearing conducted by City Council, 
with an opportunity provided to interested persons or 
groups to present.  Proposal considered, together with the 
reports of the Planning and Development Division, 
Municipal Planning Commission, and any written or verbal 
submissions received by City Council. 

August 18, 2016 

Council Decision - may approve or deny proposal. August 18, 2016 

 
 

Prepared by: 
Daniel McLaren, Planner 
Planning and Development 
June 30, 2016 
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Proposed Official Community Plan Bylaw Amendment and 
Rezoning by Agreement – B4 by Agreement – Wilson’s 
Greenhouse and Garden Centre – Brighton Neighbourhood 
 

Recommendation 

That a report be forwarded to City Council recommending that at the time of the public 
hearing, City Council consider the following recommendations of the Administration: 

1. That the proposed amendment to the Official Community Plan Bylaw No. 8769 
Land Use Map, as outlined in this report, be approved; and 

2. That the proposed amendment to Zoning Bylaw No. 8770, as outlined in this 
report, be approved. 

 

Topic and Purpose 
An application has been submitted by Crosby Hanna and Associates, on behalf of 
Wilson’s Greenhouse and Garden Centre Ltd., proposing to rezone a parcel of land in 
the Brighton neighbourhood, subject to a Rezoning Agreement, to accommodate the 
relocation of their retail garden centre and production greenhouse. 
 
Report Highlights 
1. Wilson’s Greenhouse and Garden Centre (Wilson’s) is proposed to move to a 

new location within the Brighton neighbourhood. 

2. The new location will house their retail garden centre and production 
greenhouse, as well as accessory uses to serve the neighbourhood. 

3. To facilitate its development, an Official Community Plan Bylaw No. 8769 (OCP) 
amendment and Rezoning by Agreement are proposed. 

4. The Rezoning Agreement contains provisions to ensure that the development is 
compatible with the adjacent residential neighbourhood and that the potential for 
land use conflicts are minimized. 

5. This proposal is consistent with the Brighton Neighbourhood Concept Plan 
(Concept Plan). 

 

Strategic Goal 
This rezoning supports the City of Saskatoon’s (City) Strategic Goal of Sustainable 
Growth.  Brighton was designed as a “complete community” neighbourhood that 
includes a variety of commercial services to serve residents. 
 
Background 
The Concept Plan was originally approved by City Council on May 20, 2015.  A 
subsequent amendment to the Concept Plan was approved on May 24, 2016, relating to 
the following changes: 

26



Proposed Official Community Plan Bylaw Amendment and Rezoning by Agreement – B4 
by Agreement – Wilson’s Greenhouse and Garden Centre – Brighton Neighbourhood 

 

Page 2 of 4 

 

i) additional neighbourhood access from College Drive and corresponding 
changes to the street and block layout in the affected area; 

ii) reconfiguration and addition of rear lanes in select areas; 

iii) changes to the land use designation of certain parcels; 

iv) expansion of the neighbourhood school sites; and 

v) other revisions of a minor nature. 
 
See Attachment 1 for the current approved version of the Concept Plan. 
 
These changes included the redesignation of a parcel located in the northern corner of 
the neighbourhood, adjacent to College Drive (Highway 5) from “Mixed Use” to “Retail.”  
It was indicated at that time that the site would accommodate a neighbourhood garden 
centre. 
 
This parcel is currently zoned RMTN (H) – Townhouse Residential District and, partly, 
B4 (H) – Arterial and Suburban Commercial District, with the Holding Symbol “H” 
applied as a placeholder to facilitate subdivision of land in the area prior to the intended 
zoning designations being applied, consistent with the Concept Plan.  The Holding 
Symbol “H” was applied to restrict development until servicing and transportation 
requirements are satisfied for the area. 
 
Wilson’s has been operating at a location near the southwest corner of the intersection 
of College Drive (Highway 5) and McOrmond Drive since the early 2000s.  In 2010, their 
property was incorporated into the City limits as part of a boundary alteration.  Since 
2014, Wilson’s has been located inside what is now considered the Brighton 
neighbourhood. 
 
Report 
New Location for Wilson’s 
Wilson’s is currently located and operating within the boundaries of a future parcel that 
will be developed as a shopping centre under the B4 – Arterial and Suburban 
Commercial District (B4) by Dream Development.  Given this, Wilson’s is planning to 
move their operation to a parcel that will be immediately adjacent to the southwest of 
the future shopping centre. 
 
The new location will include a four-season heated retail building, production 
greenhouses, and associated office, warehouse, storage, and loading areas.  Planned 
accessory uses may include a restaurant, small animal grooming and veterinary clinic, 
and indoor commercial recreation uses.  The proposed floor area of the building is 
13,100 m2 (141,007 square feet). 
 
In order to facilitate this unique development, as well as to ensure that it is compatible 
with an adjacent residential neighbourhood, a zoning designation of B4, subject to a 
Rezoning Agreement, is being proposed. 

27



Proposed Official Community Plan Bylaw Amendment and Rezoning by Agreement – B4 
by Agreement – Wilson’s Greenhouse and Garden Centre – Brighton Neighbourhood 

 

Page 3 of 4 

 

 
Concept Plan 
The “Retail” designation of the subject parcel on the Concept Plan was approved by 
City Council in May 2016.  The proposed zoning designation is consistent with this 
designation. 
 
OCP Bylaw Amendment 
An amendment to the OCP Land Use Map is required to redesignate the subject 
parcel from “Residential” to “District Commercial” (see Attachment 2) to align with 
the new “Retail” designation on the Concept Plan, as well as to accommodate 
the proposed zoning.  District Commercial areas are intended to provide a range 
of commercial uses that serve the needs of two to five neighbourhoods. 
 
Rezoning by Agreement 
A rezoning to B4, subject to a Rezoning Agreement, is proposed (see Attachment 3).  
Terms of the Rezoning Agreement will dictate the manner in which the site may be 
developed and used, to ensure that the development is compatible with the adjacent 
residential development and that the potential for land use impacts are minimized. 
 
Proposed terms of the Rezoning Agreement pertain to the following: 

i) the permitted uses of land; 

ii) maximum gross floor areas of permitted uses; 

iii) minimum parking and bicycle parking requirements; 

iv) landscaping requirements, including the requirement for a sound 
attenuation wall on the southwest property line to mitigate noise impacts 
on adjacent single-family residential; 

v) the location of outdoor storage areas; 

vi) the arrangement of exterior lighting on the site; and 

vii) provisions for signage on the site, including prohibiting electronic message 
centres and mobile signs. 

See Attachment 4 for the proposed terms of the Rezoning Agreement, Attachment 5 for 
the proposed site plan, and Attachment 6 for the proposed building elevations. 
 
Comments from Other Divisions 
While there are no items that preclude this application from proceeding to a public 
hearing, review of further rezoning applications will be deferred until the Transportation 
and Utilities Department has completed reviews with the developer on the design and 
function of the road network in this area of Brighton.  This ongoing work is necessary to 
ensure a safe and functional road network for this area of the Brighton neighbourhood. 
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Options to the Recommendation 
City Council could choose to deny this application.  This option is not recommended as 
this application is consistent with the Concept Plan. 
 
Public and/or Stakeholder Involvement 
Extensive public consultation was undertaken during the development of the Concept 
Plan.  As this application is consistent with the Concept Plan, and given that there is no 
established population in Brighton at this time, no further consultation was conducted. 
 
Other Considerations/Implications 
There are no policy, financial, environmental, privacy, or CPTED implications or 
considerations; a communication plan is not required at this time. 
 
Due Date for Follow-up and/or Project Completion 
No follow-up is required. 
 
Public Notice 
Public notice is required for consideration of this matter, pursuant to Section 11(a) of 
Public Notice Policy No. C01-021. 
 
Once this application has been considered by the Municipal Planning Commission, it 
will be advertised in accordance with Public Notice Policy No. C01-021, and a date for a 
public hearing will be set.  A notice will be placed in The StarPhoenix two weeks prior to 
the public hearing. 
 
Attachments 
1. Brighton Neighbourhood Concept Plan 
2.  Location Map – Official Community Plan Amendment 
3. Location Map – Zoning Amendment 
4. Proposed Terms of Rezoning Agreement 
5. Proposed Site Plan 
6. Proposed Building Elevations 
 
Report Approval 
Written by:  Brent McAdam, Planner, Planning and Development 
Reviewed by: Don Cook, Acting Director of Planning and Development 
Approved by:  Randy Grauer, General Manager, Community Services Department 
 
S/Reports/2016/PD/MPC - Proposed OCP Bylaw Amendment and Rezoning by Agreement – B4 by Agreement – Wilson’s 
Greenhouse and Garden Centre – Brighton Neighbourhood/lc 
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Brighton Neighbourhood Concept Plan 

 

 

Subject Area 
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Location Map – Official Community Plan Amendment 
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Location Map – Zoning Amendment 
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ATTACHMENT 4 
 

Proposed Terms of Rezoning Agreement 

 Use of Land: 
o retail stores; 
o nurseries and greenhouses for horticultural production that will primarily 

be sold on the site; 
o restaurants; 
o accessory warehouse and storage; 
o small animal grooming; 
o small animal veterinary clinic; 
o indoor commercial recreation use; and 
o outdoor storage. 

 

 Development Standards: 
o The total maximum gross floor area for area of buildings on the site shall 

not exceed 13,100 m2 (141,007 square feet). 
 In no case shall the total maximum gross floor area for retail, 

restaurant, small animal grooming, and small animal veterinary 
clinic uses exceed 4,800 m2 (51,666.7 square feet). 

 In no case shall the total maximum gross floor area for all 
nurseries, greenhouses, and accessory warehouse uses exceed 
8,300 m2 (89,340 square feet), and in no case shall the total 
maximum gross floor area for all accessory warehouse uses 
exceed 600 m2 (6,458 square feet). 

o Indoor commercial recreation use may only be located in the area 
identified as “Seasonal Use Greenhouse” and “Seasonal Use Production 
Greenhouse” on the site plan attached to this agreement. 

o The site must be developed substantially in accordance with the site plan 
and elevations attached to this agreement. 

 

 Parking: 
o A minimum of 325 parking spaces shall be provided; 7 of which shall be 

barrier-free. 
 

 Bicycle Parking: 
o A minimum of one bicycle parking space shall be provided for every 

300 m² of gross floor area devoted to retail, restaurant, small animal 
grooming, and small animal veterinary clinic uses. 

o Bicycle parking spaces shall be provided in locations that are readily 
visible, well-lit, and in close proximity to building entrances. 
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 Landscaping:  In addition to landscaping requirements contained in the B4 
District: 

o An intensive landscaping strip of not less than 3.0 m wide adjacent to and 
abutting the southwest site line shall be provided.  Intensive landscaping 
shall be provided to the satisfaction of the Development Officer. 

o In addition to the intensive landscaping strip noted above, an additional 
5.8 m landscape strip shall be provided adjacent to and abutting the 
intensive landscaping strip, from the front site line to the rear of the 
building, as shown on the site plan attached to, and forming part of, the 
agreement. 

o A sound attenuation fence/wall shall be developed and landscaped on the 
southwest side site line in substantial conformance with the attached plans 
and: 

 shall begin at a point 9.0 m from the front site line; 
 shall not exceed 2.0 m in height in the required front yard; 
 shall be a minimum of 2.44 m and a maximum of 2.74 m in height 

from the front of the building to the rear of the property; and 
 the City may request alterations to the location of the sound 

attenuation fence/wall, where necessary, to address vehicular 
and/or pedestrian safety. 

 

 Outdoor Storage: 
o Outdoor storage is not permitted in the front yard.  Any storage in the side 

and rear yard shall be suitably screened to the satisfaction of the 
Development Officer. 

o The bulk material bins adjacent to College Drive shall be developed in 
substantial conformance with the elevation and landscaping plans 
attached to this agreement. 

 

 Outdoor Lighting:  All outdoor lighting must be of an appropriate arrangement 
and intensity that does not unduly interfere with the adjacent land uses or 
interfere with the safe operation of nearby roadways and traffic control devices. 
 

 Signage:  Signage shall comply with Signage Group 4 of the Sign Regulations 
with the following provisions: 

o Electronic message centres and electronic message centres (mobile) are 
prohibited. 

o Portable signs are prohibited. 
o Lighting must be sensitive to neighbouring properties and shall only be 

illuminated during the hours of operation applicable to the particular 
permitted land use. 

 
All other provisions of the B4 District shall apply. 
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Proposed Site Plan 
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ATTACHMENT 6 
Proposed Building Elevations 
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Proposed Hampton Village Neighbourhood Concept Plan 
Amendment, Official Community Plan Bylaw Amendment, 
and Rezoning – 2950 McClocklin Road 
 

Recommendation 

That a report be forwarded to City Council recommending that at the time of the public 
hearing, City Council consider the following recommendations of the Administration: 

1. That the proposed amendment to the Hampton Village Neighbourhood Concept 
Plan, as outlined in this report, be approved; 

2. That the proposed amendment to the Official Community Plan Bylaw No. 8769 
Land Use Map, as outlined in this report, be approved; and 

3. That the proposed amendment to Zoning Bylaw No. 8770, as outlined in this 
report, be approved. 

 
Topic and Purpose 
Applications have been submitted from Saskatoon Land requesting the following 
amendments relating to 2950 McClocklin Road, located in the Hampton Village 
neighbourhood: 

i) amend the Hampton Village Neighbourhood Concept Plan to redesignate 
the property from “Multi-Family (Medium-Density)” to “Commercial”; 

ii) redesignate the property from “Residential” to “District Commercial” on the 
Official Community Plan Bylaw No. 8769 Land Use Map; and 

iii) amend Zoning Bylaw No. 8770 to change the property’s zoning 
designation from RM3 – Medium-Density Multiple-Unit Dwelling District to 
B2 – District Commercial District. 

The purpose of these amendments is to provide for additional commercial development 
opportunities to serve Hampton Village and adjacent neighbourhoods. 
 
Report Highlights 
1. The subject site was previously identified as the location for a future fire station, 

although further analysis has concluded that it is no longer required for this 
purpose. 

2. Hampton Village and adjacent neighbourhoods have a relative absence of 
commercial development opportunities. 

3. Amendments to the Hampton Village Neighbourhood Concept Plan (Concept 
Plan), Official Community Plan Bylaw No. 8769 (OCP), and Zoning Bylaw 
No. 8770 (Zoning Bylaw) are proposed to accommodate commercial 
development at this location and to provide further commercial opportunities in 
the area. 
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Strategic Goal 
This report supports the Strategic Goal of Sustainable Growth by supporting the 
creation of “complete community” neighbourhoods, which include access to commercial 
services that provide convenience and amenities to residents. 
 
Background 
The Concept Plan was originally approved by City Council in 2004 (see Attachment 1).  
The Concept Plan identified 2950 McClocklin Road for development as multi-family 
(medium-density) residential.  A designation of “Residential” on the OCP Land Use Map 
and zoning designation of RM3 – Medium-Density Multiple-Unit Dwelling District (RM3) 
were subsequently applied, consistent with the approved Concept Plan.  This property 
was later retained as a location for a future fire station. 
 
Report 
Site No Longer Required for Fire Station 
The subject property, 2950 McClocklin Road, was previously identified by the 
Saskatoon Fire Department (Fire Department) for a future fire station and the property 
was purchased for this purpose.  The Zoning Bylaw includes a provision that allows for 
a fire station to be constructed within any zoning district provided that such a facility is 
generally compatible with properties in the vicinity in terms of height, setbacks, 
landscaping, and parking. 
 
In 2015, the Fire Department conducted a reassessment of the deployment plan for 
current and future fire stations with the use of geographic information system 
technology.  The results of the analysis identified that overlap of response zones for this 
area of the city would be reduced by relocating the fire station proposed for Hampton 
Village to a location in the future Elk Point neighbourhood at the corner of Claypool 
Drive and an extended Latrace Road.  As a result, 2950 McClocklin Road is no longer 
required for Fire Department operations. 
 
Need for Additional Commercial Opportunities 
The northern part of the Confederation Suburban Development Area, including 
Hampton Village and adjacent neighbourhoods, has few opportunities for commercial 
development. 
 
Hampton Village presently has 2.81 acres of commercially-zoned land split between two 
sites with approximately 3,160 m² (34,000 square feet) of developed commercial space.  
The acreage of commercially-zoned land in Dundonald and Westview is 0.95 acres and 
0.79 acres, respectively.  The nearest location of higher-order commercial services is in 
the Confederation Suburban Centre, which is approximately 3 km away from Hampton 
Village Square. 
 
In more recently developed neighbourhoods, larger supplies of commercially-zoned 
land have been integrated into residential areas.  This is part of an evolving effort to 
further mix land uses in neighbourhood design and to provide a wider array of services 
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and amenities within a neighbourhood that are available at walking or short driving 
distance. 
 

Given this, and based on previous feedback from neighbourhood residents and 
stakeholders, Saskatoon Land decided to explore the opportunity for development of 
2950 McClocklin Road for commercial purposes in an attempt to increase the supply of 
services and amenities available to Hampton Village and adjacent neighbourhoods.  
The subject site is approximately 1.13 acres in area. 
 

Proposed Concept Plan Amendment 
To facilitate commercial development on the subject site, an amendment to its 
designation in the Concept Plan from “Multi-Family (Medium-Density)” to “Commercial” 
is proposed (see Attachment 2). 
 

Proposed OCP Bylaw Amendment 
A corresponding amendment to the OCP Land Use Map from “Residential” to “District 
Commercial” is proposed.  District Commercial areas are intended to accommodate 
commercial and mixed-use activities serving two to five neighbourhoods. 
 

Proposed Rezoning 
A rezoning of 2950 McClocklin Road from RM3 to B2 – District Commercial District (B2) 
is proposed.  If approved, development of the site could proceed under the provisions of 
the B2 District. 
 

Saskatoon Land intends to sell the site through a public process, whereby proposal 
submissions are evaluated on the basis of purchase price, building design, site layout, 
and the overall proposal’s ability to appropriately integrate with the surrounding area. 
 

Suitability of Site for Commercial Development 
It is felt that the subject site is appropriate for commercial development for the following 
reasons: 

i. The site is located between an existing commercial site (B2 by 
Agreement) to the west containing a Shoppers Drug Mart, and a place of 
worship and multiple-unit dwelling to the east zoned RM3. 

ii. The site does not directly abut any single-family residential. 

iii. The site is located between McClocklin Road and Hampton Circle, both 
major collector roadways carrying higher volumes of traffic. 

iv. The site is located near an entrance to the neighbourhood via Hampton 
Gate South/Junor Avenue, providing easy access via adjacent 
neighbourhoods. 

v. The site is located near Hampton Village Square, neighbourhood schools, 
and existing commercial development. 
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Comments from Other Divisions 
No concerns were received through the administrative referral process that precludes 
this application from proceeding to the public hearing. 
 

Options to the Recommendation 
City Council could choose to deny this application.  The current zoning of the property 
would remain in place. 
 

Public and/or Stakeholder Involvement 
Adjacent property owners, as well as residents of the larger neighbourhood, had the 
opportunity to obtain information on the proposal, ask questions, and voice concerns at 
a public meeting held in conjunction with the Transportation Division’s Neighbourhood 
Traffic Review for Hampton Village on June 14, 2016.  Approximately 30 members of 
the general public were in attendance. 
 

The proposal for commercial development at this location was well-accepted, with 
questions mostly related to possible uses and zoning requirements for site 
development.  No written feedback specific to this matter has been received to date. 
 

Other Considerations/Implications 
There are no policy, financial, environmental, privacy, or CPTED implications or 
considerations; a communication plan is not required at this time. 
 

Due Date for Follow-up and/or Project Completion 
No follow-up is required. 
 

Public Notice 
Public notice is required for consideration of this matter, pursuant to Section 11(a) of 
Public Notice Policy No. C01-021.  Once this application has been considered by the 
Municipal Planning Commission, it will be advertised in accordance with Public Notice 
Policy No. C01-021, and a date for a public hearing will be set.  The Planning and 
Development Division will notify all property owners within 75 metres of the subject site 
of the public hearing date, by letter.  A notice will be placed in The StarPhoenix two 
weeks prior.  Notice boards will be placed on the site. 
 

Attachments 
1. Hampton Village Neighbourhood Concept Plan 
2. Location Plans 
 

Report Approval 
Written by:  Brent McAdam, Planner, Planning and Development 
Reviewed by: Don Cook, Acting Director of Planning and Development 
Approved by:  Randy Grauer, General Manager, Community Services Department 
 
S/Reports/2016/PD/MPC – Proposed Hampton Village Neighbourhood Concept Plan Amendment, OCP Bylaw Amendment, and 
Rezoning – 2950 McClocklin Road/lc 
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ATTACHMENT 1 

Hampton Village Neighbourhood Concept Plan 
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ATTACHMENT 2 

Location Plans 
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May 30, 2016 –  File No. CK 4000-5 and File No. PL 4350-1, PL 4132, PL 4355-D, and PL 4300  
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Land Use Applications Received for the Period Between 
April 15, 2016, to May 12, 2016 

 

Recommendation 

That the information be received. 

 
Topic and Purpose 
The purpose of this report is to provide detailed information on land use applications 
received by the Community Services Department for the period between April 15,  2016, 
to May 12, 2016.  
 
Report 
Each month, land use applications are received and processed by the Community 
Services Department; see Attachment 1 for a detailed description of these applications.  
 
Public Notice 
Public notice, pursuant to Section 3 of Public Notice Policy No. C01-02, is not required. 
 
Attachment 
1. Land Use Applications  
 
Report Approval 
Reviewed by: Alan Wallace, Director of Planning and Development 
Approved by:  Randy Grauer, General Manager, Community Services Department 
 
S/Reports/2016/PD/Land Use Apps/PDCS – Land Use Apps – May 30, 2016/ks 
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Land Use Applications Received for the Period Between 
May 12, 2016, to June 28, 2016 

 

Recommendation 

That the information be received. 

 
Topic and Purpose 
The purpose of this report is to provide detailed information on land use applications 
received by the Community Services Department for the period between May 12, 2016, 
to June 28, 2016.  
 
Report 
Each month, land use applications are received and processed by the Community 
Services Department; see Attachment 1 for a detailed description of these applications.  
 
Public Notice 
Public notice, pursuant to Section 3 of Public Notice Policy No. C01-02, is not required. 
 
Attachment 
1. Land Use Applications  
 
Report Approval 
Reviewed by: Alan Wallace, Director of Planning and Development 
Approved by:  Randy Grauer, General Manager, Community Services Department 
 
S/Reports/2016/PD/Land Use Apps/PDCS – Land Use Apps – July 18, 2016/ks 
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Land Use Applications Received by the  

Community Services Department For the Period  
Between May 12, 2016, to June 28, 2016  

 
The following applications have been received and are being processed: 
 
Condominium 

 Application No. 8/16: 104 Willis Crescent (24 Units) 
Applicant: Webb Surveys for Serenity Pointe Developments 
Legal Description: Unit 2, Plan No. 102084252 
Proposed Use: Construction of a Three-Storey Residential 

Building 
Current Zoning: M2 
Neighbourhood: Stonebridge 
Date Received: June 8, 2016 
 

Discretionary Use 

 Application No. D12/16: 470 Boykowich Street 
Applicant: D & S Developments 
Legal Description: Lot 61, Block 669, Plan No. 102146851 
Proposed Use: Residential Care Home 
Current Zoning: R1B 
Neighbourhood: Evergreen 
Date Received: May 13, 2016 
 

 Application No. D13/16: 207 Baltzan Boulevard 
Applicant: D & S Developments 
Legal Description: Lot 21, Block 669, Plan No. 102137635 
Proposed Use: Residential Care Home 
Current Zoning: R1A 
Neighbourhood: Evergreen 
Date Received: May 13, 2016 
 

 Application No. D14/16: 217 Albert Avenue 
Applicant: Laneway Suites 
Legal Description: Lots 2 and 23, Block 128, Plan No. B1856 
Proposed Use: Garage Suite 
Current Zoning: R2 
Neighbourhood: Nutana 
Date Received: May 20, 2016 
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Discretionary Use 

 Application No. D15/16: 1408 Broadway Avenue 
Applicant: Laneway Suites 
Legal Description: Lot 12, Block 39, Plan No. G103 
Proposed Use: Garage Suite 
Current Zoning: R2 
Neighbourhood: Haultain 
Date Received: May 20, 2016 
 

Official Community Plan 

 Amendment No. OCP17/16: McOrmond Drive/Highway 5 
Applicant: Wilson’s Greenhouse Garden Centre 
Legal Description: Parcel B, Plan No. 102194759 
Proposed Use: To Accommodate Neighbourhood Garden Centre 

in the Brighton Neighbourhood 
Current Land Use Designation: Residential 
Proposed Land Use Designation: Commercial 
Neighbourhood: Brighton 
Date Received: May 12, 2016 
 

Rezoning 

 Application No. Z18/16: McOrmond Drive/Highway 5 
Applicant: Wilson’s Greenhouse Garden Centre 
Legal Description: Parcel B, Plan No. 102194759 
Proposed Use: To Accommodate Neighbourhood Garden Centre 

in the Brighton Neighbourhood 
Current Zoning: RMTN(H) 
Proposed Zoning: B2 by Agreement 
Neighbourhood: Brighton 
Date Received: May 12, 2016 
 

Subdivision 

 Application No. 30/16: Jeanneau Way 
Applicant: Webster Surveys for C of S Land Department 
Legal Description: Part of NE ¼ 18-36-4 W3M and 
 Part of Parcel BB, Plan No. 101875394 
Proposed Use: Future Commercial Development 
Current Zoning: RM3 
Neighbourhood: Rosewood 
Date Received: May 16, 2016 

58



 

Page 3 of 4 

 

Subdivision 

 Application No. 31/16: 1417 Alexandra Avenue 
Applicant: Larson Surveys for Encore Homes Ltd. 
Legal Description: Lot 17, Block 1, Plan No. I196 
Proposed Use: To Create Two 25-Foot Lots for Construction of 

Two New Homes 
Current Zoning: R2 
Neighbourhood: North Park 
Date Received: May 16, 2016 
 

 Application No. 32/16: 1617 Prince of Wales Avenue 
Applicant: Larson Surveys Ltd. for Anthony Machnee 
Legal Description: Lot 28, Block 9, Plan No. I196 
Proposed Use:  To Create Two New Houses with Separate Titles 
Current Zoning: R2 
Neighbourhood: North Park 
Date Received: May 16, 2016 
 

 Application No. 34/16: 118 Clancy Drive 
Applicant: Peter Unger for Usha Rani Paul 
Legal Description: Lot 5, Block 845, Plan No. 76S07218 
Proposed Use: To Create Two Lots with Individual Ownership 
Current Zoning: R2 
Neighbourhood: Confederation Park Suburban Centre 
Date Received: June 3, 2016 
 

 Application No. 35/16: Zimmerman Road/Market Drive/Meadows Parkway 
Applicant: Webster Surveys Ltd. for Casablanca Holdings Inc. 
Legal Description: Parcel C, Plan No.101317508 and  
 Road Closure of Part of Plan No. 00SA09742 
Proposed Use: To Create a Commercial Site 
Current Zoning: B4 
Neighbourhood: Rosewood 
Date Received: June 7, 2016 
 

 Application No. 36/16: 2807 – 33rd Street West 
Applicant: Webb Surveys for Summit Auto Service Ltd. 
Legal Description: Lots 14, 15, and 16; Block 469,  
 Plan No. 61S19969 
Proposed Use: To Create Six Lots for Single-Family Dwellings 
Current Zoning: B2 
Neighbourhood: Massey Place 
Date Received: June 14, 2016 
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Attachments 
1. Plan of Proposed Condominium No. 8/16 
2. Plan of Proposed Discretionary Use No. D12/16 
3. Plan of Proposed Discretionary Use No. D13/16 
4. Plan of Proposed Discretionary Use No. D14/16 
5. Plan of Proposed Discretionary Use No. D15/16 
6. Official Community Plan Amendment No. OCP17/16 
7. Plan of Proposed Rezoning No. Z18/16 
10. Plan of Proposed Subdivision No. 30/16 
11. Plan of Proposed Subdivision No. 31/16 
12. Plan of Proposed Subdivision No. 32/16 
13. Plan of Proposed Subdivision No. 34/16 
14. Plan of Proposed Subdivision No. 35/16 
15. Plan of Proposed Subdivision No. 36/16 
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UPDATE ON REPORTS TO COUNCIL 
 
The Chair will provide an update on the following items, previously considered by the 
Commission, and which were considered by City Council at its meetings held on 
Monday, June 27, 2016 and Friday July 21, 2016: 
 

1. Discretionary Use Application – Residential Care Home - Type II – Expansion 
from 10 to 12 Residents – 119 J.J. Thiessen Crescent 

 
2. Proposed Rezoning by Agreement – From RM1 to RM2 by Agreement – 204, 

208, 212, 214, and 216 Avenue O South  - Proposed Bylaw 9381 
 

3. Proposed Rosewood Neighbourhood Concept Plan Amendment – Street 
Townhouse Sites and Core Park 
 

4. Proposed Rezoning – From FUD and R1A to RMTN – Proposed Parcel M - 
Rosewood - Proposed Bylaw No. 9382 
 

5. Proposed Rezoning – From R1A to R1B – Nightingale Road, Bend, and Close – 
Kensington - Proposed Bylaw No. 9380  
 

6. Proposed Rezoning – From FUD to R1A, R1B, R2, RMTN1, and RM3 – Aspen 
Ridge - Proposed Bylaw 9379 

 
 

7. Proposed Zoning Bylaw No. 8770 Text Amendment – Future Urban Development 
District - Proposed Bylaw No. 9378 

 
8. Zoning Text Amendment – Communication Tower Regulations - Proposed Bylaw 

No. 9383 
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