Modus

PART B. POLICY REVIEW FOR RE-ZONING and LAND USE CHANGE

t ABOVE 509 12TH STREET SHOWN IN RED

EXISTING ZONING: PUD agreement for an 8-storey residential condominium building (Agreement attached as
Appendix C)

EXISTING LAND USE: High-density residential

PROPOSED USE: B5B by agreement. See Part A - Design Development Report for more details and information on
the proposed building.
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BYLAW 8770 REVIEW

Re-zoning and land-use change is planned for overall compliance to bylaw 8770 or as per final agreement. The
sections below were reviewed specifically to the drawings in Appendix B.

Section 6.0 - Parking

6.2

(e) minimum dimensions complied as per drawings

(f) 6.0m minimum aisle and driveways provided in drawings

(h) driveway leading to public lane has sufficient length to accommodate 1 vehicle waiting for entry/exit as
per drawings submitted

(i) minimum/maximum ramp slopes complied with. Max 4.0% for 6.5m from lane for above grade ramp and
max. 2.0% for grade parking garage.

6.3.3 Parking and Loading Requirements for Commercial Districts

(4) One loading space required and shown on plans as an exterior space

(6) 1 space for 50m2 of gross leaseable floor area is provided as majority is planned as “Offices and office
buildings” use. This is also one of the more stringent requirements for uses.

6.3.7 Parking and Loading Requirements for Integrated Commercial Mixed Use District
Note: Requirements reviewed and similar to 6.3.3 (above) for applicable items.

6.6 Parking Structures
(1) Parking structure will be screened with architectural treatments
(2) Main floor of development complies with providing minimum 50% active frontage and commercial
ready uses.

6.8 Bicycle Parking

Bicycle Parking will be provided in compliance with this section:
m  Two short-term bicycle parking racks will be located within 15m of the principal entrance.
m 3 long-term bicycle parking spaces within the above-grade parking structure area.

Section 7.0 - Landscaping Provisions

(3) Garbage pick up area is indoor
(7) The side and rear yards have zero set back requirements, there is a 3.0m easement at the rear that will
be landscaped in accordance with Section 7.0
(b) the adjacent boulevard includes landscaping already installed
(c) Although this is a zero setback site raised planter beds are being created to provide a more
active frontage and green space.

Section 10.8A B5B Broadway Commercial District

Allow permitted uses as per .2

.4 1 - 4 proposed as per drawings and Broadway360 report from initial consultation with neighbourhood
.5 proposed to comply

.6 proposed to comply as noted above in Parking review

.7 proposed as per bylaw

.8 is not applicable

.9 proposed indoor garbage room from initial consultation with neighbourhood (changed from outdoor).
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COMPARABLE BUILDINGS AND USES OFF BROADWAY AVENUE

210 MAIN STREET

LOCATION: Similar in that this office building is adjacent and directly abutting to Broadway Avenue properties.
NEIGHBOURS: Similar as well this property has a high-density multifamily development as it’s direct neighbour on
the side further away from Broadway Avenue.

USE: Main floor retail, office use on levels 2-6.

SIZE AND HEIGHT: 6 levels above grade, approximately 15,000 square feet on each floor. The total leasable office
and retail area is approximately 90,000 square feet.

ZONING AND LAND USE: This property is located within the City Centre area of the Official Community Plan. On the
east side of Broadway Avenue, the City Centre map area extends one block off Broadway. However, on the west side
of Broadway Avenue where the proposed development is located the map area boundary is located to include only
the properties on Broadway Avenue.

CONCLUSION: This comparable property is a newer infill development to the area. It is fully occupied with
professional service firms that are an important dynamic supporting the community along with the shops, stores and
many businesses along Broadway Avenue. The proposed development at 509 12th Street has less than half the
leasable area compared to this building.

OFFICE BUILDING CONTEMPLATED BY THE ORIGINAL PUD ZONING
LOCATION: Same

NEIGHBOURS: Same, residential and commercial uses

USE: Main floor restaurant, office use on levels 1-4.

SIZE AND HEIGHT: 4 levels above grade. (Similar height above the parkade)

ZONING AND LAND USE: Commercial and restaurant. Total leasable area of approximately 75,000 square feet.
CONCLUSION: The original PUD zoning agreement included an office building. Due to the financial difficulties of the
original development company, and the property line adjustment that was required to be made, the second residential
building could not be reasonably constructed as per the zoning agreement. The decision of the new property owner
and approval by city council was to re-zoning the parcel where the office building was to be located to a high-density
residential use.

The proposed development at 509 12th Street completes the entire development very close to what was originally
intended and proposed by the 1988 PUD agreement.
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Building

509 12TH Street

210 Main Street

510 Saskatchewan Cres
PUD office building

Leasable Area (SF)

~44,000

~90,000

~75,000

The leasable area of the proposed development is much smaller than the comparable office building off Broadway
and that considered in the original PUD zoning. This size respects the residential neighbours while providing the
Nutana area an important mixed-use infill for the work, live, play dynamic.

modusventures.ca



Modus

POLICY AND REGULATORY REVIEW OF OFFICIAL COMMUNITY PLAN
(JUNE 2020)

The project site is 13,727 square feet. The parcel of land is located within the Saskatoon City Centre As shown in
the above graphic from the Official Community Plan.

In the intervening years since 1988, the City has updated the Official Community Plan based on the 2016 Growth
Plan. The Growth Plan is a major shift in development policy which emphasizes more sustainable growth and
development focused on intensification along new Bus Rapid Transit routes and stations.

To meet the objectives of the new Official Community Plan, the proposed development offers the opportunity to
increase employment uses along the BRT (Broadway) route which will enhance and complement the existing cultural
institutions and neighboring residences and businesses. It will also increase ridership as employees can reach this
site using the BRT conveniently from any part of the city. The site is proposed to be developed as a mixed-use site
consisting of no less than three uses, including, Office, Residential, and small, complementary retail units serving the
local Broadway area. . Site development includes indoor structured parking.

Section 1.1 of the Official Community Plan — Downtown and City Centre

Section 1.1 defines the purpose and overall goals to enhance the development potential of the Downtown and City
Centre. It states, “(f)his area fulfils many functions, with high density residential, office, retail, and services providing
unique amenities for Saskatoon and surrounding region”.

The proposal for an office development at this location conforms to the goals and objectives as defined in Section 1.1
of the OCP.
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MAP 1 - DOWNTOWN AND CITY CENTRE

The City Centre includes the Downtown and
it’s connected, neighbourhood commercial
districts of Nutana and Riversdale, City Park
south of Queen Street, and portion of
College Drive that interfaces with the
University of Saskatchewan.
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The following sections have been reviewed through Saskatoon’s Official Community Plan (OCP) Rezoning and Land

use for the proposed development.
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SECTION F URBAN FORM AND STRUCTURE

OFFICIAL COMMUNITY PLAN

PROPOSED DEVELOPMENT

(1)  Objectives

(a) To build a fiscally, socially and environmentally

sustainable community by:

-

(i

-

i)

(i)

Fi et
LIV

(v}

supporting the efficient use of land and
civic infrastructure;

maintaining a rational and effective
system to manage urban growth,
providing community facilities and
services throughout the city;
integrating transportation with land
use plans to provide year-round

transportation choices for residents; and

providing civic infrastructure in a cost
effective manner.

Proposed development is facilitating infill development in
a ¢ite which has been vacant for over 30 years. It is
located directly adjacent and bordering the City Centre
and Downtown areas. The proposed cupports these
objectives and will use infractructore in an ‘as ic”
condition providing coct effective growth for the City
and is environmentally sustainable by ucing work in
place.

(2) Policies
(a) General

(D

Compact City Form

The development of a compact and
efficient urban form shall be encouraged
by setting overall density guidelines

for new residential neighbourhoods,
facilitating infill development in existing
residential, commercial, industrial,
strategic infill areas and corridors, and
gradually increasing the overall density
of the City.

The proposed development provides infill development to
cupport this policy. The development is creating
commercial growth in the areac indicated by the plan.

(ii) Concentrated Activities
Significant commercial, multiple-unit

residential and community facilities will
be situated in or along designated nodes

and corridors in order to maximize the

use of existing community infrastructure
and encourage the use of the transit and

active transportation networks.

The proposed development provides commercial facilities
cituated along corridore in order fo maximize existing
infrastructure.
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SECTION G SUSTAINABLE GROWTH

Modus

(1) Objectives

(a) Ensure the Downtown is an attractive,
functional, vibrant place that is the centre
of financial, administrative, cultural, and
commercial activities of the city and region.

Proposed Development is adjacent to Downtown and
City Centre boundaries. It will provide commercial
activities that support area bucinesces in the
Downtown and mainly on. Broadway Avenue to create a

more vibrant, attractive area.

(bY Encourage a significant share of the city's

overall housing development to take place
within the Downtown and City Centre,

The commercial office use attracts high density
housing in the Downtown and City Centre. Workere
will be attracted to live and work in the came area.

({f) City Centre Housing

(i)

(i

()

Within the City Centre, support new
residential development and the
conversion of commercial, heritage,
and industrial buildings into residential
buildings through a variety of means,
including bonusing provisions,
consideration of rezoning applications
provision of residential amenities,

and ongoing upgrading of municipal
infrastructure.

Assist in the assembly of land for housing
projects in the City Centre

Support the development of a variety
of building sizes, types, and ages in
the City Centre to provide a diversity
of development and meet the needs of
resiclents

To protect significant heritage builldings
within the City Centre, encourage their
conservation, reuse, and conversion into
residential uses.

Although. this land is designated high density
residential, it's chape and cize are not efficient for a
high density recidential, or any residential
development. The current landowner has built
cignificant high density recidential developments in
thic city and would have built thic ouvt if it was deemed
economical.

There ic an approved new 17 ctorey condo development
immediately adjacent o this property.
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(m) Active Frontages The prapo:’ed development main floor will feature the

Buildings in the Downtown should be ) office /obéy that ic P/mmed fo have a 2-¢ctorey

developed to incorporate elements of an active L.

frontage to help add animation, vibrancy, and Frameless glass facade that creates an invifing

nterest as well as an element of comfort to the entrance fo Prau,‘a{e a memorable, active, ;'nw‘fihg

public realm. This could include incorporating TR . . .

. N - paratng building facade. There will alcs be commercial retail on

the following principles:

() frequent door and transparent window the main floor that will be clad with frameless glazing.
openings; The glazing will also be articulated and set in from

(D no blank walls, continuous garage doors ctoreys above to provide visual interect and be more
or high fences; inviting fo pedestriane. The cet-in glazing will also

{iii} interesting building facades along street ﬁ9At8" the mase Uf' the buf/dfnj felf éy ,bederfrians

frontages

and traffic on grade.
{iv) building facades that vary along the
block face;

-

(v) building facades may be articulated or
contain projections, including but not
imited to bays and porches, to provide
wvisual interast

(vi) locate public uses on ground floor; and

(wii} internal uses should be visible from the
sidewalk or may continue onto the sidewallk
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PART 1.3 INFILL GROWTH

As shown in MAP 3, the proposed development is located within the “Corridor Growth” area and
directly adjacent to the “Bus Rapid Transit”.

GREENFIELD GROWTH MAP 3 - PLANNED GROWTH
- STRATEGIC INFILL

NEIGHBOURHOOD INFILL

DEVELOPED/IN PROGRESS
[ corriDOR GROWTH
= SASKATOON FREEWAY

wmmms  BUS RAPID TRANSIT ﬁ'—/

T

] ue: I_

e

(1) Objectives The proposed development supporte the objective of
(@) Support the City's goal of accommodating 50% | long-term growth as infill. It will utilize a
of leng-term growth as infill long-standing vacant site and bring more vibraney to

both the Broadway and Downtown.

(b) Support and encourage a variety of building The proposed development reprecents a variety of

j[ypes a_nd sizes in existing areas, while . éai/t/ing types‘ and sizes in the area. The prapored
improving access to employment opportunities,

commercial businesses. and services. building height ic between the neighbouring exicting

building and newly proposed High Point development on
the other cide. The office use provides a decirable live,
work, play vibrant community that will increase

cupport of area chops and businesses.
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tve and | The office lobby ic planned to have a 2 ctorey, all glass

inviting entrance to provide a memorable, active,

inviting building Facade.

(2) Promaote the redevelopment of brownfields in This site was formerly used and is therefore a
the city. brownfield cite; therefore, development directly

promotes this objective.

The proposed development ccale and massing will closely

match the building on the exicting zoning with the

exception of being higher. The requect for a higher
building meets the objectives of complementing the
area by tapering the building ccafe with the proposed
new development High Point to the North East.
Although the existing zoning agreement allowe zero
cetbacks, the proposed development i cet back above
the parkade levelc in accordance with local area
architectural quidelines.

This site has cignificant constraints which are
barriers to redevelopment. We are proposing an
innovative, censitive development which will utifize thic

vacant site.

The City of Saskatoon can help facilitate and promote

(d) Facilitate and promote the remediation and

redevelopment of brownfields by: the deve/o/:menf of thic brownfield site éy /ne/pihg to

(i} reducing barriers to infill development; plan another location for the existing community

(iiy establishing partnerships, programs, and garden on the site. The current landowner has
incentives; gracioucly provided thic area to the community to use.

(iiiy establishing criteria for interim use of It has become a very desirable amenity and ascistance
prownfields; and to relocate in a park would be very helpful to Facilitate

(v} providing educational material on the z/eve/o,bmen?‘.

brownfields.

(3) Objectives - Corridor Growth Areas g'“/’f’””tf growth plan by development of a brownfield
(a) Support the City's goal of accommodating 15% cite within the Corridor Growth Area. The lead tenant
of total growth within Corridor Growth Areas,

ic growing and adding jobs in the Sackatoon market.
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(4) Poalicies - Corridor Growth Areas

{a)

=|lopment or

(i) an appropriate mix of low to medium
density residential, commercial, and
institutional development;

(i) transit-oriented development; and

The development provides for a mix in the Broadway
area. Adding office jobs supports local buginesces and
chops during the day. Development promotes people o
work and (ive in the Broadway Area. Recidential
growth ic important, as well as employment and
commercial growth along BRT lines.

The development is abutting and adjacent to the bus
rapid trancit (blue) line which helpe to meet objectivec
by providing a transit-oriented development for pesple
commuting from other neighbourhoods.

5)
(@)

(k)

Objectives - Strategic Infill Areas
Support the City’s goal of accommodating 25%
of total growth within Strategic Infill Areas.

Facilitate the development or redevelopment of
Strategic Infill Areas to accommodate a range

of densities and a mix of residential, commercial,
institutional, and community uses that incorporate
transit-oriented development principles.

The proposed development supports the objective of
Strategic Infill Areas. Thic is one of very few vacant
cites in the neighbourhood so development on it
reprecents infinite growth of the cite and represents a
large portion of the 25% goal.

(6)
(a)

Policies - Strategic Infill Areas

Strategic Infill Areas will provide a mix of
residential, commercial, institutional, and
community uses, as well as interconnected
open spaces (including parks and trails).

Design Strategic Infill Areas to support high-
frequency transit by focussing higher density
development within or adjacent to community
focal points and identified transit corridors.

The proposed development adds to the mix by providing
commercial/office vse to the area. Adding office jobs
supports local businesses and shops during the day.
Development promotes people to work and five in the
Broadway Area.

The adjacent proximity to Broadway Avenue, the City
Centre Area and the growth corridor citvate it within
and adjacent to the Areas for Strategic Infill

This development ic 39 metres from the Broadway
Roactery and only 25 metrec from the Broadway

commerciaf corvidor and BRT line.
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PART 2 PUBLIC UTILITIES AND SERVICING

2.2 Provision of Services

How land is developed affects the City's ability

toe achieve its objective of a fiscally, socially and
environmentally sustainable community. Managing
their development through appropriate secondary
planning processes helps achieve these abjectives
by ensuring their construction accurs in a balanced,
compact, and contiguous manner.

(1) Objectives
(a) Provide services in a rational and efficient
manner that promotes sustainable growth

(2) Policies

{a) In general, subdivision and development of land
will not be parmitted without the provision of
full services and utilities, These services include:
(i) sanitary sewage disposal facilities;

{iiy water supply facilities;

(iiiy storm water management

{iv) electrical and natural gas facilities;
{v) telecommunication network; and

{vi} transportation network.

The proposed development ic similar to the density of
the exicting land vse and zoning. Being an infill site,
thic provides for efficient and rational use of the noted
infractructure items in the ‘ac ic” conditions.
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PART 4 EMPLOYMENT AREAS

Modus

4.1 Employment Areas Design

and Development

The design and development of Employment Areas
must be comprehensively planned to ensure they
are strategically located throughout the city, at

a variety of scales, and any compatikility issues
with surrounding land uses can be addrassed
Employment Areas should include clusters of
development that are efficient to service and
accessible by all modes of transportation.

(1) Obfectives

{a) Tocomprehensively plan Employment Areas
that maximize infrastructure investment and
facilitate all modes of transportation, including
high-frequency transit service, wheore possible.

(k) Achieve a balanced distribution of Employment
Areas throughout Saskatoon, supporting the
efficient use of transportation infrastructure
and providing employment options closer to
where paople live

() Retain Downtown and the City Centre as
tha primary destination for office, retai
entartainment, and cultural amenities for the
city and region.

The proposed development being on the border and
directly adjacent to the City Centre and Downtown

retaing it as the primary destination.

(c) Employment Areas should include design
eglements such as;
(i} clustering of complementary
development;

(i)  compatibility with adjacent land use; and

site and building design that supports
sustainability and the establishment of a
comfortable and attractive environment

iy

The development ic directly adfacent and neighbouring
the City Centre and Downtown Areas. It provides an
important cluster of commercial/office to the Broadway
area to support a vibrant community and (scal area
chops and restaurants during the day.

The proposed building decign includes ferrace and
balconies To make it blend into the adjacent high
dencity recidential area. The development will be
designed and built equal or greater to the (atest
environment standards and accreditation.

Special attention has been provided into the building
design to create privacy to neighbouring homes. That
privacy would not be available if the development were
a residentiaf use becauce more windows would be
required along neighbour property cides. The schielding
wall design would alco not be efficient or acceptable in
residential floor plan layout.
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(@) When locating new or redeveloping existing The deve/opment < Aa{/aceht fo the new BRTcorkfdor
Employment Areas, consideration should ¢o thie wou/c(provfa/e a,bos‘/tfve impact and greafek use
be given to impacts on mode share and .
commuting patterns, including: of the BRT line.
i} investing in improved levels of service
for all modes of transportation to The infill development will fead to increasec in
Emplayment Araas from nearby ,bedes’trfan and cyc/ihg traffic for workers that
residential and mixed use areas;
currently live in the area and will be attracted to live
(i}  encouraging ;_\. form dl'ji_! density .J.L:TL and work in the near neiykboar/wod.
supports walking, cycling, and transit
and discourages large areas of surface
parking; and Street parking ic a concern in the area and
neighbourhood. The development will include indoor
parking to neutralize any parking impact on the
community. The parking structure will form part of the
building and wifl not be distinguichable as a parking lot
to the exterior.
(f}  Support the strategic redevelopment of The pro,boree/ a(eve/o,bmeut " Abutting and aa{/'o.ceht to
Employment Areas where land use conflict the c’tV Cenz‘re am/Down?‘own areas. TAe
can be reduced or eliminated and existing whb . ‘o d th ot
infrastructure can be optimized. neighbouring zoning does not have any conflicting use
to the propoced develspment. Since exicting
infrastructure ic being vtilized in the ‘ac is” condition
the proposed development supports the objective.
(3) Commercial The proposed development ic abutting and adjacent to
(a) Obiectives the City Centre and Downtown areas. This location

(i) Maintain a hierarchy of planned
commercial focal peints throughout
the community, including a strong and
appropriate allocation of commercial
activity in key nodes and corridors based
on defined trade area reguirements and
ccational policies,

will lead to increaced strength of thece areas and the
currounding community, business, chops and

restavrante.
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4.2 Office Development

Office development supports high levels of
employment density and can result in intensively
used areas, which can both attract more people and
development and result in challenges with people
accessing these areas. They are considered employee
ntensive uses as they typically have a higher number
of workers per sguare metre than most other
employment uses. As such, depending on the scale of
the office, there is patential for high concentrations of
people on the site. This can have a significant impact
on transportation patterns as these areas typically
generate a substantial number of trips to and from
the area for workers and customers,

n order to support a high quality, high-frequency
transit system, employee intensive uses {e.g. large

offices) should be located in the Downtown or other
areas in close proximity to transit routes. Further,
large office developments should be located such
that they can connect with active transportation
networks to provide additional transportation
options for workers and customers.

The proposed development is bordering/adjacent to the
City Centre and Downtown areas. Although the
proposed development height seeme to present a high
ceale, due to the irreqular chape and size of the cife,
the development's office floor plate ic quite small
compared to other office buildinge.

This mixed-uce development is lscated 25 metrec from
the Broadway corvidor and BRT blue line.

Although large officec are decired in the Downtown,
thic development of 40,000(t2 ic not considered a
large office development, and is located directly
adjacent to Broadway and Downtown. It connects
directly to the riverbank trail cystem for active

trancportation vee.

(7}  Objectives
(a}) Support the Downtown as the primary location
for office development in the city.

(b) Facilitate office development in strategic
locations throughaout the city.

The proposed development is directly
éort/ering/m/jaceht to the City Centre and Downtown
areas and therefore cupports thic objective.

(2) Policies

(a) Preserve the Downtown as the primary location
for office development in the city by actively
supporting high quality office development
within its boundaries.

(by Office development should be located in areas
with reasonable access to active transportation
and public transit, primarily in the Downtown
and Community Focal Points, but also be
located in proximity to high-frequency transit
service.

() Limit development of offices in Industrial Areas
and Business Parks to those required to meet
the needs of businesses in those areas and as
provided for in Sector Plans

({d} Provide opportunities for retail and service
functions to locate on the ground floor of office
buildings to encourage a walkable, active street
front.

The proposed development is directly
éordekiny/aa{jacent to the City Centre and Downtown

areas and therefore cupports these policies.

It ic directly adjacent to the BRT line, therefore,

cupporte that cervice.

The proposed development main floor wifl feature the
office lobby that is planned to have a framelecs glass
facade that createe an inviting enfrance to provide a
memorable, active, inviting building facade. There will
aleo be commercial retail on the main floor that will be
clad with frameless glazing. The glazing will also be
articvlated and et in from storeys above to provide
visual interest and be more inviting to pedectrians.
The set-in glazing will also lighten the mass of the
building felt by pedectrians and traffic on grade.
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We understand the need to promote office development
in the downtown. Certainly, this location should be
considered advantageous to both Broadway and the
Downtown and that a reasonable interpretation wovld
be made to encourage a development at thic location
which has advantages to BRT, existing Broadway

businecses, the Downtown and currounding areas.

PART 6 REGIONAL GROWTH

6.1 General

How growth is funded is an important element of a
sustainable community. It can impact cost of living and
the long-term financial sustainability of a community.
To manage this, the City considers and pursues
opportunities to maximize existing infrastructure and
SEry nanage development costs, and source
funds through partnerships or other means.

CES,

The proposed development ic on an infill site. This
provides for efficient and rational use of the exicting
infractructure items in the ‘ac is” conditions. This
maximizes the opportunity of fully vtilizing existing
infractructures and cervices to reduce the City'e
requirement to fund growth with thic development.

SECTION H MOVING AROUND

PART 1 TRANSPORTATION PLANNING
1.4 Site Design

How a site is designed, the arientation of the

nal circulation

ites, the int

sites and the surround

with their surrounding s

(1)  Objectives
{a) Teo provide safe and crderly access to sites and

public streets.

(b) To provide safe and orderly movemeant within

a Site.

The proposed development has been decigned to provide
cafe and orderly vehicle accecs by the lane inctead of
the street. This providec for cafer pedestrian and
vehicular traffic patterns.

PART 3 PARKING MANAGEMENT

The proposed development has been decigned to
provide accecsibility to workers, visitors and clients.

The lane accese for all vehicular traffic provides a
cafer traffic pattern by eliminating a croccing on the
cidewalk.
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(1)  Objectives

(a) To manage the City's parking resources and The pro,boret/ deve/opmeht will alse offer enclosed
support the mobility needs of residents and

N parking for all residents, workers and visitors as to
visitors to Saskatoon.

have a neutral parking impact on the neighbourhood.

(b)y To provide adequate parking opportunities
throughout the city, including the appropriate
ocation and design of parking facilities as part
of an efficient and functional transportation
network.
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ECONOMIC DIVERSITY AND PROSPERITY

The strong, vibrant economy of Saskatoon and

the surrounding region has been a key driver

of economic prosperity in Saskatchewan. &
coordinated approach to economic development
with regional partners, First Nations and Matis
communities, Indigenous aorganizations, and
economic development organizations and other
agencies, will support current activities and prepare
the region for future economic opportunities,

(1) Objective
(a) Support economic development and business
growth within the reaion.

The lead tenant of the proposed development ic growing
and needs increased space. They are an international
company with a Sackatoon head office. They have
celected the location of the proposed development
based on their wants and neede. Failing a re-zoning
and land vse change will risk Saskatoon locing out on
thic growth, ac they can eacily add jobs to their other
North American and European offices.

Falicies

Work with regional partners to coordinate
economic development planning and
opportunities.

2)

(al

This development ic an opportunity for Saskatoon to
add great paying jobs into the core of our community.

(b)Y ‘Work with regional partners to coordinate land
use and development policies to attract, retain,
and promote business growth in the region.

The City of Saskatoon can facilitate this opportunity
by establiching clear timelines to the re-zoning and
land use change process o we can aftract thic growth

to our community.

A vibrant Downtown, one that boasts a variety of
uses and employment opportunities, is the hub

af any economically strong city, New Downtown
commearcial developmeant, low office and retail
vacancy rates, and a growing Downtown residential
copulation are key to growing the City's economy.

The proposed development ic directly
bordering/adjacent to the City Centre and Downtown
areas and therefore cupports these policies. We very
much regard thic development as another key part of
the growth of City Centre.

(1)  Objective

To maintain the Downtown as an active
attractive place for businesses, residents, and
visitors.,

The proposed developments lead tenant’s infernational
business operatione supporte the objective of
maintaining the City Centre as an attractive place for
businecs and visitors.
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(2) Palicies The allowed (and vse change and rezoning to cupport

(a) Ma '1t':.1|r‘ and imp Q'T]L‘[‘!_ a ':_'I1_'_l-,." :._"cn'_re plan as the ,bropos‘es{a/eve/opment would be ,bo//cy to s‘u,bport
the primary document for guiding development hic sbiecti
in the City Centre. thic objective.

(b)Y Maintain and develop incentives and
regulations to encourage Downtown
developmeant and infill development

{c)  Work with the Downtown Business

Improvement District to maintain the
Downtown as an active, attractive place for
residents and visitors.

PART 3 COLLABORATION AND PARTNERSHIPS

Strong relationships with local businesses and
business groups helps focus support for Saskatoon's

i
(a)

ONOMmy.,

Objective

Foster existing partnerships to encourage
strong relationships with organizations that are
important in maintaining a strong economy.

The proposed developments lead tenants head office ic
located in Saskatoon. They have grown to conduct
large businecs and have offices internationally. We are
hoping the City of Sackatoon can foster a relationship
by providing opportunities for them to continve to grow
in Saskatoon versus adding jobe in their other North

Awmerican and European offices.
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CORRIDOR TRANSFORMATION PLAN

Corridor Transformation Plan

The City has commenced with Corridor Studies and will consider land use applications which meet the adopted
Corridor Mixed-Use principles. The City has commenced with these corridor studies with College Drive being the first.
In the meantime, the City has indicated they will entertain land use and zoning amendments for the rapid transit
corridors, as long as they meet the principles which have been adopted for corridor development within the Corridor
Transformation Plan.

Corridor Growth Areas are defined in the OCP:

Corridor Growth Areas are intended to provide infill development opportunities along the city’s major corridors and
Bus Rapid Transit (BRT) routes in order to achieve infill development targets outlined in the Growth Plan to Half a
Million. Corridor Growth Areas are high-priority locations for a mix of medium density residential, commercial, and
institutional uses and activities designed to support an attractive, high-frequency transit service.

Within these areas, development should incorporate Transit Oriented Development principles, be oriented toward the
street, and be at a pedestrian scale, with active building frontages. Corridor Growth Areas will have higher densities
at specific nodes focused around key transit locations, and support a pedestrian-oriented urban form. All local
contexts are not the same, and varying scales of development opportunity, mix of uses, and levels of transit service
will be needed to achieve city-wide objectives in a manner sensitive to the surrounding local neighbourhood(s).
Proposals for mixed use, transit-oriented development along the entire length of the high-frequency transit corridor
are encouraged.

The proposed development will serve to further the City’s objectives for Corridor Growth as defined in the OCP. In

particular, it will contain a pedestrian urban form, with an active building frontage and increase the employment along
a key BRT route along Broadway.
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Corridor Growth Study Area

PROPOSED DEVELOPMENT ~ A )
ABUTTING THE RAPID i

TRANSIT CORRIDOR AND
CITY CENTRE AREA.
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Fig. 5 Final BRT Routing and Transit Vilage Location Map
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PROPOSED DEVELOPMENT

- _ ABUTTING THE RAPID
Sl (.. TRANSIT CORRIDOR AND

CITY CENTRE AREA.

1.3. Corridor Growth

The Corridor Planning Program has been established to
implement the Corridor Growth goals of the Growth Plan.
Each individual Corridor Plan will be prepared through a
collaborative and consultative process with land owners,
neighbourhood residents, local business owners and
community and stakehaolder groups.

The vision for Corridor Planning is:

Corridors are more than just city streets that
get you from point A to B - they are
enjoyable and productive destinations
themselves, where thousands of people
work, live, and play. They connect
neighbourhoods and neighbours together
They're places for people - whether you're
walking, riding, driving, or spending time
with yvour family and friends.

The proposed development meetc the Corridor Growth
vision by providing a place for the community members
to work. This ic the foundation to a vibrant
community a¢ it aftracts workerg to five nearby and
cupports chope and businecses that provide pleacure to
community members.
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ii. CPP Policy Objectives:

To provide a mix of land uses that provide a balance
of employment opportunities along major corridors
to address city-wide and adjacent residential
neighbourhood employment needs.

To provide a mix of land uses and densities that
support and encourage the use of the Bus Rapid
Transit service and multi-modal transportation
options.

To guide the development and evolution of the
corridor in a way that incorporates transit-oriented
development principles for streetscape, pedestrian,
and building design components to create a built
form and pedestrian environment that is visually
appealing, physically comfortable, safe, universally
accessible, and livable on a year-round basis.

To maximize the use of existing infrastructure and to
provide new infrastructure and servicing in a cost
effective, sustainable, and efficient manner.

The proposed development will provide office cpace for
profecsional, high paying jobe that will give a great mix
to the adjacent neighbovrhood employment needs.

Abutting the City Centre area and the rapid transit
corridor the proposed development is cituated to
cupport and encovrage different trancportation
options for workers.

The main floor set back provides a street friendly
pedestrian experience. Quick access to cyelist parking
in the parkade promotes a multitvde of trancit
methods for usere.

The site ic sitvated in a lscation where existing cite
cervices are capable of handling the development
without upgrades.

fii. Station Mixed Use:

Station Mixed Use areas are located along the CGA corridors,
typically within 50 metres of a BRT station and are intended
to provide a broad mix of uses in medium-density buildings
that incorporate Transit Oriented Development principles, to
serve both transit users and residents in adjacent
neighbourhoods

The objectives of Station Mixed Use areas are:

To provide employment, commercial services,
residential, community services, institutional services
and/or other opportunities that serve the traveling
public and the adjoining neighbourhoods;

« To function as hubs of activity that serve as
community connection points:

between at least two and often up to four
adjoining neighbourhoods; and

to other parts of the city by way of the BRT
stations, which are prominent elements of the
streetscape and a clear reason for high activity
n the area; and

To provide ground-floor commercial and/or
community services that support and are supported
by the traveling public and residents of nearby
neighbourhoods.

The proposed development ic located within the
Station Mixed Uce area.

The proposed development meetc all the objectives of
the Station Mixed Use areas;

-provides employment, commercial cervices,

-promotes the area being a hub of activity by providing
different commercial space and uces,

-provides ground floor commercial space that can be
filled with businecs fo support the travelling public,
residents and other community membere.
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The proposed development ic in a ctrategic and

prominent location due To it location abutting the City

Centre area, very near the Dowuntown area. This

cupports land uce and density greater than 7 ctoreys
a¢ ovtlined in Figure 10 Character Area Transition
Station Areas into Land Uses from the policy.

* 3-6 storeys generally

+ 7 or more storays at strategic or prominant
locations that can support greater density

* Mized-use buildings (commersial uses an
main floor, office and residential above)

* Highest quality public space

+ Buildings engage with sidewalk

* Buildings
{active fro

2. CORRIDOR GROWTH GUIDING PRINCIPLES

The following series of Guiding Principles have been prepared
ta help future growth and development adhere to the
intentions of Corridor Growth, while enabling a degree of
flexibility and responsiveness to the real estate market to
occur. These Principles will serve as the foundation for future
Corridor Plans and used to guide and evaluate development
proposals within the Corridor Growth Area where a Corridor
Plan has not yet been prepared.

The Guiding Principles have been organized into
the following categories:

1: Transit Oriented Development Principles
2: Corridor Growth Land Use Principles

3: Transit Villages Principles

4: Public Realm Principles

2. Corridor Growth Guiding Principles Principle 2: The development adds to providing a
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1. Streets are to be designed to be welcaming for all users
and include universally accessible components and
accommodate a variety of transportation mades,

2. Compact, mixed use areas should be established by
praviding a mixture of commercial, residential, office, and
institutional uses and provide amenities dlose to transit for
residents and local workers,

3. Fine-grained, walkable neighbourhoods should be
established by enabling development parcel sizes that
pravide Bock lengths that are walkable and respond to rea
estate market neads

4, Pedestrian-friendly buildings and sites should be created
by requiring developments to face the street and
incorporate active frontage elements Into bullding facades
to engage with the public realm and enhance the overall
guality of the streetscape,

5. A high-quality, accessible public realm should be
established by creating destinations for pedestrians Lo
gather and linger through the use of landscaping, lighting,
and street furniture

6. Parking supply should be managed by ensuring that
supply and demand are balanced in a reasonable manner
and by including landscaping, lighting and ather
components that help reduce the negative impacts of large
surface parking areas can have on achieving walkable
streels

compact, mixed vse Station area by providing
commercial and office uses abutting the trangit

corridor.

Principle 4: The proposed development main flvor will
feature the office lobby that is planned to have a
frameless glass facade that creates an inviting
entrance fo ,braw‘a{e a memorable, active, inviting
building facade. There will alco be commercial retail on
the main floor that will be clad with frameless glazing.
The glazing will also be articulated and set in from
ctoreys above to provide visual interect and be more
inviting to pedestrians. The set-in glozing will also
lighten the mase of the building felt by pedectrians
and traffic on grade.

Principle 5: The development helps create a high
quality destination for the Station area. The inset
main floor createc raised planter areas with built in
ceating creating a destination for pedestrians and
building occupants fo gather and linger outside the
building and on the city sidewalk.

Principle 6: The proposed development provides for
more off-ctreet parking than ic required by the zoning
bylaw. This creates a positive impact on ctreet traffic
and parking in the area and creates more walking
Friendly streets and cidewalke.
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2.2, Corridor Growth Land Use Principles

Thee OCP palicy objectives outlined in Chapter 1 provide

Growth Area (Figure 4). Much of this currently contains a
general mix of cemmercial, office and institutional uses with
oppartunities to expand residential uses and loca
employment opportunities in several areas, An increase of
residential units is ameng the most important objectives of
the Corridor Planning Program, in order to achieve the
carridar imfill growth target of 15 per cent, or 22000 new
dwelling units over the long-terrm.,
The following Land Use Principles will direct the review of
future development propasals within the CGA and be
incorporated into future activities:
1. A diversity of residential dwelling unit sizes, building
forms and tenures are a central component of the CoA.
2. A balanced mix of ermnployment opportunities that
address both city-wide and local employment needs is
necessary, while recognizing that the Downtown is the
primary location for corporate offices, major employment
centres and destination retail facilities,
3. Land uses should serve users of the Bus Rapid Transit
system, multi-modal transportation options and residents of
adjacent neighbourhaods,
4, New develapment should contribute to the creation of a
built enwironment and public realm that is visually
appealing, physically comfortable, safe, universally
accessible and livable on a year-round basis.
5. Existing large parking areas, or portions thereof, should
ke redeveloped to new uses that contribute to a balanced
ik of land uses and that wark toward achieving the
residential infill targets outlined in the Growth Plan.

6. Mew developments should make effective use of the
I_'J|I":.1,I"|I_E III*'J'_.':'I,. ;_1,I_,II_' .\,IIIQI l:_ﬂF_Iﬂl:_l': 125 an ;I wnen II_'I_;lI_,i'{_'I,I
provide far infrastructure and servicing needs in a cost
effective, sustainable and efficient manner promoting storm
water infiltration, to assist in the long-term maintenance of
the City's waste management infrastructure and faclities,
7.The use of renewable energy sources, sustainable building
technologies, materials and practices to help reduce energy
consumption and greenhouwse gas emissions is encouraged
tor new development within the CGA

The proposed development provides an important
mixed-uce component for a healthy vibrant live, work,
play Station Area. The office, commercial use building
will help create a. Station Area that attractc greater
residential density where recidents want fo work and
live.

Principle 2: While Downtown is establiched as the
primary location for corporate offices. The proposed
development ic located abutting the City Centre area
and provides important mixed use to the Nutana area
and Station Area on Broadway.

Principle 3: The proposed developments location in the
Station Area will serve residente of adjacent
neighbourhoods to utilize the bue trangit corridor o

commute to work.

Principle 4: The proposed development ic an attractive,
visually appealing building that will complete the ctreet
development.

Principle 6: The proposed development utilizes exicting
City infrastructure in place without upgrading or
modifications.

Principle 7: The latect suctainable building
technologies and practices will be vtilized in the

construction and operation of the new development.
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2.4 Public Realm Principles

The public realm is the everyday space that is accessible to all.
It is a critical component of creating vibrant urban
environments along the corridars that are visually appealing,
physically comfortable, safe, universally accessible and livable
on a year-round basis. The public realm is built through a
combination of fumiture, paving materlals, plantings, lighting,
sigrage and pulblic arl thal combirg Lo creale a sense of
identity and local ownership of place.

The fallowing Principles will guide the development of the
public realm within the CGA, They will e incorporated into the
Corridor Planning Program to identify opportunities to
integrate local identities into the design components of the
public realm:

1. Create attractive, comfortable and safe public corridors and
places that contribute to the vitality and livability of the
Corridor Growth Area,

2. Encourage buildings with active frontages to support and
animate the public realm at key locations within the Corridor
Growth Area,

3. Seek opportunities to enhance local access and connectivity
throughout the CGA and into adjacent neighbourhoods.

4_5eek opportunities for new open space and park locations
thraughout the CGA to support the anticipated increase in
residential population and employment opportunities by
providing spaces to accommodate a range of uses and
recreational activities

5. Incorporate design elements that recognize the unigue
characteristics of Saskatoon’s neighbourhoods by including
public realm design elements and motifs that are reflective of
lacal neighbourhood characteristics, culture and history and
that also incorporate Reconciliation actions into the planning
and design of public spaces.

6. Create a high-guality pulblic realm by:
a. Incorporating a range of building materials, that are high

guality and low-maintenance;

b, Incorporating native and other drosght-tolerant trees
ard other plant species that are low-maintenance and
adapted to Saskatoon’s climate; and,

c. Integrating four-season design elements and strategies
inta the placement of rew buildings that contribute to an
enhanced public realm.

Vacant citec disrupt and interupt ctreetecapes. They
do not add to vibrancy, cafely or economic prosperity.

Ac mentioned in our decign section, this development
will enhance the pedestrian and public realm.

We have paid significant atfention to the
ctreet-facing attributec of our development and want
to add to the Broadway area’s vibrancy, not detract
from it.

This development will be a quality develspment with
design features that aftract people to the area to live,
work, chop and vicit.
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NUTANA LOCAL AREA PLAN REPORT REVIEW

The following is a summary of the Nutana Local Area Plan Report - September 24, 2001. Although the report is now
20 years old a review was undertaken based on the goals and visions of the report as those would be unchanged.
The proposed development really strengthens the “live, work, play” community of Nutana by providing professional
office jobs to support existing local businesses and allow current and new residents to work in their community.

B. The Community of Nutana

Nutana’s future grows from its storied past and vibrant present:
a strong and diverse residential neighbourhood integrated with a
strong Broadway core of local businesses and community
services. Nutana strives to preserve and strengthen this
neighbourhood where residential quality of life is available to
young and old, rich and poor, and supports and is supported by a
strong town centre. Nutana strives to maintain a community that
lives, works and plays in harmony. The future will see a
community that respects and protects its heritage for its direct
contribution to our present and future. The community of
Nutana will remain a vital, diverse community of residences,
businesses, schools, churches, and parks where residents, and
visitors can walk without fear. Nutana and Broadway will
continue to host visitors from across the city and the world in an
atmosphere of mutual respect.

The proposed development strengthens the ‘live, work,
play” harmony by providing residentc opportunities to
work in the community. Thic providec a positive
environmental impact allowing for great pedectrian,
eycling and transit commuting. The workers alco
provide strength To exicting ctores, chops, calons, and

gyms’.

A strong town centre ....

e adiversity and balance of community services;

e viable, vibrant and historic schools (Victoria, Nutana
and Joe Duquette);

e community meeting places;

» businesses that supports the everyday needs of its
residents and workers;

e asafeand unique venue for hosting neighbours and
visitors at a reasonable number of events in an
atmosphere of mutual respect.

The proposed development is a great addition of
creating a stronger fown centre. The development
provides office cpace for good high paying jobs that
cupport the surrounding community and events.
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Broadway Area - Land Use
e To protect and enhance the mixed use character of the
Broadway area;

e To protect and enhance housing options in the Broadway
Area;

* To reduce and control land use conflict between residential
and commercial users of the Broadway Area;

e To maintain and enhance Broadway as the heart of a historic
community;

e To protect the human scale of development to promote the
street orientation of commercial and residential development;

* To foster diversity and the retention of community facilities;

e To protect the capability of residential property to deliver
basic residential use value;

* To manage the festival use of Broadway Area streets to
ensure that its street function is not compromised and
programmed activities are managed at a level that respects
the essential Special Area Commercial and residential
character of the area.

The proposed development provides a. positive impact on
a number of the Land (Jce Goale identified in the
Nutana Local Area Plan.

-Enhances the mixed-uce character of the Broadway
area. by providing professional office jobs to live, work,
play.

-Being directly adjacent to the City Centre map area
and neighbouring 2 of 3 properties with cimilar land
uces. Attention o privacy of neighbouring residential
uce lescens conflict.

-Facade is desiqned in accordance with the Broadway
360 architectural quidelines to timelescly blend into
the hictoric buildinge.

-Main floor setbacks with glass and incorporating
planters at street fevel enhance the human scale of
the development. They alco match the streetscape and
landecape of neighbouring properties.

Appendix A - Current Residential Land Use Policy
Districts
High Density Policy District

() These Districts are suitable for the development of high-density multiple-unit
dwellings and limited commercial uses

(b) High-density development shall be permitted only in such numbers and in areas
which will minimize negative impacts on adjacent and surrounding low-density
environments

(c) High-density residential uses shall be developed with adequate off-street parking and
landscaping provisions, and be located within close proximity to existing or proposed
public transit services.

The proposed development is imited commercial use
being primarily office space. This is compared to the
very broad list of commercial uses listed in Appendix (.

For this develspment fo proceed, we are requesting a
land uce change from High Density Residential to
Special Area Commercial.

The land vse of the property ic currently high dencity,
with all neighbouvrs being high density as well. It is
directly adjacent to 2 of 3 properties with M3, PUD,
RM3 and B5B zoning allowing for broad commercial,
office and residential vee. OfF-ctreet parking
requirement< wifl be met and the development ic
directly adjacent to the proposed new rapid trancit
line.

Appendix C - Proposed Parking
Requirements:

1 space per 50m”"2 of gross leasable floor
space OR one space per dwelling.

Propoced development significantly exceeds the required
parking.
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BROADWAY 360

The Broadway 360 Plan was developed 13 years ago in 2009. The City’s 2016 Growth Plan and new OCP have
eclipsed some of the policy directions outlined in the report. There are now strategic city-wide objectives described in
the Growth Plan and OCP which have been addressed in the sections above. However, there are still many attributes
of the 360 plan which are relevant when it comes to building design, height and site development characteristics.
These were mainly to preserve the existing character of the Broadway area.

Overall, the location of the proposed mix-use development within the Nutana district of Saskatoon is seen as a
positive factor in achieving the diversity of uses envisioned in the Broadway 360 Report and The Official Community
Plan. The development intends to provide a mixed-use project that will densify many local users into the area, as well
as visitors.

The Broadway Area was divided into five Character Areas. The
subject site is located within the Broadway North Character Area.
This character area is intended to provide a gateway function by
recognized that the Broadway corridor benefits from the

East Nutana Neighbourhood

\ /X . Location of Proposoo mixed-uses along its corridor and flankages. The 2009 objectives
2 evelopmen
b*]l ety 5 did not envisage a Rapid Transit route or Corridor Transformation.
L Therefore, some of the land use policy direction is of limited value
s ] in today’s context.

Comidor | |

Broadway
Heritage Core |

E Office development will add a number of professions of people to
i

o —— ] .— J'f_m the area. These users are anticipated to have a positive and
""""" F substantial impact on local businesses, the cultural institutions, the
aia Strvet Comdor | | By riverbank and the city centre area. The effect of adding diverse
A i

uses will be to animate the area and generate a day and night use
cycle that will be continuous throughout the year. To further accentuate this positive effect, it is proposed that the
ground floor levels of the build include commercial space. Amenities would be those allowed by B5B uses and might
include shops, restaurants, amenity space, cafes and lobby functions.

Development is subject to an Architectural Control Overlay District and must conform to the guidelines contained in
the Broadway 360 Plan.
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