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CORRIDOR PLANNING PROGRAM

Corridor Planning Program Study Area (Red/Green Line)
(Full analysis of the north/south Blue Line corridor will follow in 2019.)

October 2017

March 2018

June 2018

November
2018

January 
2019

• Research and analysis that will guide future land use, zoning, 
and public realm opportunities.

• Created a 3D model representation of the red / green line to 
be used for analysis of building density

• The Growth Plan “Come & Grow” public engagement event
• Introductory targeted stakeholder meetings with community 

associations and local developers

• Hosted 10 guided walking tours along 8th Street and 22nd 
Street and launched the Pedestrian Experience questionnaire

• Analyze existing zoning conditions and identify changes 
needed in order to accommodate new forms of development

• Create density transition areas in order to blend in sensitively 
with existing neighbourhoods

• Pop-up engagement events

• Launch the analysis of the blue line study area including data 
collection for a 3D model

• Create streetscape options and public realm improvements
• Targeted stakeholder meeting (We are here!)

• Corridor Growth public engagement event
• Prepare transformational corridors plan and implementation/

phasing strategy

Phase Two: Implementation

• Implement new zoning and policy according to strategy
• Support ongoing and incremental redevelopment of corridors

Phase One: Ideas & Options
Over the next few decades, Saskatoon is projected to grow 
to a population of 500,000 people. We’ve heard from the 
community that we need to balance this future growth 
between new areas (greenfield development) and existing 
areas (infill development) to ensure our city remains 
competitive and desirable for future generations.

Infill development takes advantage of existing infrastructure, 
places less demand on transportation systems, and enables 
the creation of more diverse and vibrant neighbourhoods.

Our Plan for Growth outlines the goals for new development 
in Saskatoon:

Corridor Growth refers to infill development strategically 
directed along the planned Bus Rapid Transit (BRT) lines and 
based on the principles of Transit-Oriented Development.

Saskatoon is growing. What is corridor growth? What’s the timeline?

WELCOME

This translates to 11,000–22,000 new 
dwelling units along these corridors!*

* Total for all corridors, including north-south Blue Line.
(Not shown—yet.)

Transit-Oriented Development refers 
to buildings and streets that are 
designed around transit. The principles 
of Transit-Oriented Development are:

1. Streets designed for all users
2. A wide variety and mix of land uses
3. Fine-grained, walkable 

neighbourhoods
4. Pedestrian-friendly buildings
5. Enhanced public realm
6. Balanced approach to parking

(Between 18,000 –
40,000 people.)=

What is a “corridor,” anyway?
They’re the major transportation arteries through the heart of the city (such 

as 22nd Street, 8th Street, and College Drive). But they’re also so much more!

They represent an opportunity to re-focus future housing, employment, and 

commercial development inward and upward, to energize our future rapid 

transit system, and to connect neighbourhoods together like never before.

2019 and 
Beyond

Let us know what you think 
about corridor growth!
We’re listening.
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WHAT WE’VE HEARD

“COME & GROW” 
EVENT  

Part of the Growth Plan public 
engagement open house on 

March 7, 2018.

Below is a list of feedback collected through written comments, an intercept 
survey, and a questionnaire at the “Come and Grow” event.

1. Participants provided 267 written comments and 593 sticky dots on a 
122 ft. map. 182 dots indicated areas that need attention and 411 dots 
indicated areas that people enjoy or frequent. (A full map with comments 
is available on the Corridor Planning Program page on the City’s 
Website).

2. 59 people completed an intercept survey and this is what they said:
• Pedestrian safety, neighbourhood connectivity, transportation 

efficiency, and green space are the top concerns of residents.
• Essential streetscape elements (trees, lighting, sidewalks) are 

critically important.
• Increased density is welcomed along our major corridors.
• Changes to the land use mix along our corridors is desired

3. 40 people responded to three questions about key important places, 
the types of business or services that are needed, and the requirements 
needed to live on a major corridor.  Here is a summary of their responses:

• Participants listed many historic churches, civic centres, community 
gathering places, the libraries, parks, the forestry farm, Meewasin 
Valley, and Broadway Avenue as a few of the places that should be 
maintained as the Corridor Planning Program evolves.

• Respondents indicated that they would like to see flexible zoning 
including a variety of retail stores and service oriented businesses, 
grocery stores, local boutique shops, restaurants, lounges, mixed-
use buildings, places for outdoor seating, 4 season bike lockers, 
programmed parks, community centres, children facilities, and food 
trucks along the major corridors.

• To consider living on a major corridor, respondents mentioned the 
need for a good view, residential amenities, garden areas, near park 
space, reasonable pricing, balconies, mixed-use building, quality 
design, close to public transit, safe, welcoming, quiet, and 
underground parking.

The pedestrian experience questionnaire online survey was 
launched in conjunction with the walking tours to help capture the 
current conditions.  As of early November, 56 people shared their 
experience after walking a section of 8th Street E or 22nd Street W.  
Here is a summary of their experiences:

WALKING TOUR & 
PEDESTRIAN 

EXPERIENCE SURVEY 
Led 10 walking tours along 8th Street and 
22nd Street and launched the Pedestrian 

Experience Questionnaire.

OUTDOOR POP-UP 
ENGAGEMENT EVENTS
Hosted two outdoor pop-up style 
engagement events on 8th Street and 
22nd Street on August 21 & 23, 2018.

The feedback from the event is shown below.  The pink dots 
correlate to responses gathered for 8th Street and the blue dots 
are for 22nd Street.

HIGH DENSITY - MULTI-UNIT

MEDIUM DENSITY - TOWNHOUSE WITH 
STREET ENTRANCE

MIXED USE - COMMERCIAL AT GROUND 
FLOOR, MULTI-UNIT ABOVE

1. What type of housing do you think 
would be best for 8th Street or 22nd Street 
with a rapid transit system in place? 
Check all that apply.

Additional Comments:

LIST OTHER:

A.

C.

B.

D.

2. Draw a line to match street names (on the right) with 
how you would like its future pedestrian environment to 
look and feel:

Pedestrian Dominant Areas 
These are areas where people gather, such as plazas with outdoor seating 

and very walkable shopping streets.

Pedestrian Supportive Areas 
These are safe environments for walking, where sidewalks are continuous 

and buffered from the street, featuring trees or other streetscaping.

Pedestrian Tolerant Areas 
These are areas and corridors where walking is technically safe, but land 

use patterns discourage walking and make it uncomfortable.

Pedestrian Intolerant Areas 
These are areas where walking is unsafe and unattractive, such as near 

freeways, industrial, or undeveloped areas.

8th Street

4. How did you get here today? 

3. The images below are two examples of large format retail. 

• Option 1 is typical for Saskatoon—one storey, single use.
• Option 2 is a multi-storey mixed-use building, with the same retail 

options, underground parking, and residential above.

Which type of development would you prefer to see along 8th Street 
or 22nd Street?

Large surface 
parking lot

Front entrance 
faces parking lot

One retail use

One storey building

Poor walking access 
from sidewalk

Parking on side street, 
underground, or 
behind the building

Main entrances 
on sidewalk

Mixed-use building - 
residential above two 
stories of commercial

Multiple large format 
retail stores

Option 1

Option 2

Attridge Drive

College Drive

22nd Street 

Source: Charlier Associates

Source: Google Maps

Source: Google Maps

CORRIDOR GROWTH   What should 8th Street & 22nd look like in the future?

Attractive public spaces that are enjoyable and 
functional

Greenery and natural elements

Safe and comfortable sidewalks

OTHER

5. Would you like to see any of these 
things along 8th Street or 22nd Street? 
Check all that apply.

Additional Comments:

LIST OTHER:

A.

C.

B.

D.

Currently, 8th Street and 22nd Street are designed almost exclusively for vehicles.  Below is a diagram that compares typical automobile 
style development with compact walkable development. 

Single storey strip 
mall retail

Shoebox lighting too tall for 
human scale

Billboard signage 
scaled for passing 
automobiles

Drive-thru oriented building fails 
to address the street

Retail corner entrance with 
residential above

Multi-family units on 
secondary street

Surface parking interior 
to development

Attractive buildings 
front the street

Tree line streets 
to create a sense 
of enclosure

1   3   5   

1   3   5   1   3   5   

1   3   5   

Edges
Open areas create high 
level of discomfort for both 
pedestrians and drivers.  
Edgeless streets look 
uninviting and make people 
feel uncomfortable. 

Parking
Car oriented development 
requires a minimum number 
of on-site parking.
On-site parking takes three 
times as much land as on-
street parking. 

Sidewalks
Sidewalks must be a 
comfortable width (with a 
preferred minimum of 1.8 
metres), separated from the 
curb with a buffer strip, be 
continuous and not open to 
numerous driveways. 

Buildings
Walkability requires easy 
and complete access to 
buildings. When buildings 
are set back with parking in 
front, it creates a disconnect 
from the sidewalk and 
an unappealing space to 
traverse through.  Often 
these spaces are rarely 
taken care of and contain 
large advertising signs.

Edges
Quality edges provide 
comfort, safety and security. 
Creating a sense of 
enclosure usually requires 
buildings to the interior 
edge of sidewalks, ground 
cover and trees. Edges are 
essential to an enjoyable 
walking experience. 

Parking
On-site parking is placed 
in interior courts or in well 
landscaped gardens to the 
side or rear of the building.  
Thriving urban places rarely 
have large surface parking 
lots around them.

Sidewalks
Sufficient sidewalk 
widths allow people to 
enjoy walking, a relaxed 
conversation with another, 
to linger or sit outdoors, and 
they encourage people to 
stay and socialize. 

Buildings
Buildings oriented towards 
the street with minimal 
set backs are ideal for a 
comfortable and interesting 
walking experience.

Buffer strips between 
the sidewalk and 
street.

Wide sidewalks and 
minimal driveway 
crossings.

Parking lots located 
to the rear or side 
of buildings and not 
along the main street.

Buildings front 
onto the street with 
minimum setbacks.

6. Considering the diagram above, rate from 1-5 how important the following changes are to you, in order to create a more 
walkable, transit-friendly, and residential-friendly street.

Source: Walkable and Liveable Communities Institute

• More benches
• Add a grocery store
• Remove a lane of 
traffic for cars,  
instead it can be for 
bikes or skate boards.

• More pedestrian 
crossings everywhere 

I would just like to feel safe! 

• Get rid of the train

1+4+1+94+LAGREE THAT THERE ARE 
NOT ENOUGH BENCHES 

AND GARBAGE 
BINS

96% 1+6.1+1+91.9LAGREE THAT THE AREA 
NEEDS MORE TREES, 

BUSHES OR 
PLANTS

87% 1+42+1+13+1+42L43%
HAVE EXPERIENCED 

DIFFICULTLY 
WALKING ON 

SIDEWALKS DUE 
TO SNOW.

13% 
NO DIFFICULTY

43% 
NOT APPLICABLE

85+1+13+1+L
FEEL SAFE FROM 

CRIME

83%
17% 

DO NOT  FEEL
SAFE FROM 

CRIME

24+57+24+5226% indicated that the sidewalks are 
WELL MAINTAINED 

57% indicated that the sidewalks are  
POORLY MAINTAINED 

26% indicated that the sidewalks are 
WIDE ENOUGH

48% indicated that the sidewalks are 
TOO NARROW

THE AREA:

IS CLEAN HAS LOTS
 OF LITTER

HAS SOME
 LITTER

THE AREA FELT:

WELCOMING UNFRIENDLYNEUTRAL

THE BUILDINGS ARE:

 IN GOOD 
CONDITION

IN POOR
 CONDITION

IN REASONABLE 
CONDITION

THE AREA AROUND THE BUILDINGS APPEARS:

WELL 
MAINTAINED

IN POOR
 CONDITION

WAS THERE TRAFFIC NOISE?

NO YES, AND IT WAS
 TOO LOUD

YES, BUT IT WAS 
REASONABLE

NO YESNEUTRAL

DID YOU SEE ANY GRAFFITI AND/OR VANDALISM?

NO LOTSSOME

YOU WOULD DESCRIBE THE AREA AS:

DESIRABLE UNDESIRABLENEUTRAL

WERE THERE ANY UNPLEASANT SMELLS?

NO YES

HOW OFTEN DO YOU WALK THROUGH THIS AREA?:

OFTEN RARE TO
 NEVER

OCCASIONALLY

DID THE SPEED OF TRAFFIC MAKE YOU FEEL UNCOMFORTABLE?

8th STREET
Survey Results  

The following data was gathered through an online 
survey. Respondents were asked to report their 
experience after walking a section of 8th Street 
between Grosvenor Ave and McKercher Drive. 23 
people responded to the survey.

1+8+1+90+LAGREE THAT THERE ARE 
NOT ENOUGH BENCHES 

AND GARBAGE 
BINS

91% 1+8+1+90LAGREE THAT THE AREA 
NEEDS MORE TREES, 

BUSHES OR 
PLANTS

91% 51+1+14+1+32+1L52%
NOT APPLICABLE

15% 
NO DIFFICULTY

33% 
HAVE EXPERIENCED 

DIFFICULTLY WALKING ON 
SIDEWALKS DUE 

TO SNOW.

63+1+35+1+L
FEEL SAFE FROM 

CRIME

64%
36% 

DO NOT  FEEL
SAFE FROM 

CRIME

21+70+21+4521% indicated that the sidewalks are 
WELL MAINTAINED 

70% indicated that the sidewalks are  
POORLY MAINTAINED 

21% indicated that the sidewalks are 
WIDE ENOUGH

45% indicated that the sidewalks are 
TOO NARROW

THE AREA:

IS CLEAN HAS LOTS
 OF LITTER

HAS SOME
 LITTER

THE AREA FELT:

WELCOMING UNFRIENDLYNEUTRAL

THE BUILDINGS ARE:

 IN GOOD 
CONDITION

IN POOR
 CONDITION

IN REASONABLE 
CONDITION

THE AREA AROUND THE BUILDINGS APPEARS:

WELL 
MAINTAINED

IN POOR
 CONDITION

WAS THERE TRAFFIC NOISE?

NO YES, AND IT WAS
 TOO LOUD

YES, BUT IT WAS 
REASONABLE

NO YESNEUTRAL

DID YOU SEE ANY GRAFFITI AND/OR VANDALISM?

NO LOTSSOME

YOU WOULD DESCRIBE THE AREA AS:

DESIRABLE UNDESIRABLENEUTRAL

WERE THERE ANY UNPLEASANT SMELLS?

NO YES

HOW OFTEN DO YOU WALK THROUGH THIS AREA?:

OFTEN RARE TO
 NEVER

OCCASIONALLY

DID THE SPEED OF TRAFFIC MAKE YOU FEEL UNCOMFORTABLE?

22nd STREET
Survey Results  

The following data was gathered through an online 
survey. Respondents were asked to report their 
experience after walking a section of 22nd Street 
between Witney Avenue and Idylwyld Drive. 33 
people responded to the survey.
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CHARACTER AREAS

Applies to Properties:
1. Near BRT stations;
2. Close to major destinations; or,
3. Near existing high-density development or 

other major nodes.

Description:
• High density, mixed-use development 

(commercial or other active frontages at 
ground level, office/employment and 
residential on higher floors).

• High standard of pedestrian-oriented urban 
design.

• Highest potential to support transit-oriented 
development.

• Concentrated to an approximately one or 
two block radius around key destinations.

• Building design and streetscaping support 
the area’s function as a high-traffic 
pedestrian area.

• Reduced and hidden parking to reflect 
transit priority (i.e. rear-access, tuck-under, 
or underground parking, shared parking 
arrangements, etc).

Applies to Properties:
1. Fronting on the BRT corridors in-between 

stations;
2. Connecting directly to the corridors at a 

station or other major node; or,
3. Located between a corridor and other 

significant areas of activity which have a 
high potential for increased development.

Description:
• Moderate/mid-density development.
• Moderate public realm enhancements.
• Mostly residential, some mixed-use such as 

ground floor commercial and smaller offices.
• Range of residential typologies and 

offerings, including ground-oriented units at 
the base of buildings.

• Provides an effective transition between 
higher density development at stations and 
surrounding lower-density areas.

• Reduced and hidden parking.

Applies to Properties:
1. Located off of the BRT corridor but 

adjacent to higher density development;
2. Where multi-unit residential already exists; 

or,
3. Within a short walking distance to the 

corridors and BRT stations.

Description:
• Low-to-mid density residential development 

such as duplexes, townhouses, or other 
small-scale multi-unit residential typologies.

• Some modest public realm enhancements in 
strategic locations.

• Maintains the neighbourhood character by 
providing a transition zone between lower 
density existing neighbourhoods and higher 
density corridor infill.

• The intent of these areas is to sensitively 
transition the density of development down 
into existing neighbourhoods.

Applies to Properties:
1. Located far enough away from the BRT 

corridors to not require any change in land 
use, yet are still within the general area of 
influence (or “walkshed”) of the corridors.

Description:
• No changes proposed.
• It is anticipated that these areas will 

experience incremental redevelopment or 
infill gradually over time.

• Neighbourhood level infill (i.e. development 
that fits the character of the neighbourhood) 
will continue to be encouraged in these 
areas, as it is today.

• Any neighbourhood infill will continue to 
follow existing policy such as the 
Neighbourhood Level Infill Development 
Strategy and Local Area Plans.

• The Corridor Planning Program will play a 
role in monitoring and assisting in these 
areas.

Applies to Properties:
1. Along established or historical commercial 

streets outside of the Downtown which 
have pedestrian-oriented buildings and 
streetscapes and where the current zoning 
already facilitates transit-oriented 
development.

Description:
• No changes proposed.
• Existing Main Street areas (e.g. Broadway 

Ave, 20th Street W) are an important and 
cherished part of Saskatoon’s city fabric. 
The support they provide to the overall 
vision of the Growth Plan and the Corridor 
Planning Program is appreciated.

• Many of these areas have existing plans and 
policies in place which already guide their 
development, and therefore there are no 
proposed changes to the land use of these 
character areas.

Station Areas & Nodes Corridors & Linkages Transition Areas Areas of Influence Main Street Areas

‘Character areas’ define development density, built form, and the 
public realm. The following images represent examples of the type 
of development that could potentially occur in each character area. 
The buildings shown are for illustrative purposes—to express the 
general idea of potential building types.



MIXED USE DISTRICT

HEAVY INDUSTRIAL DISTRICT

LIGHT INDUSTRIAL DISTRICT

CITY BOUNDARY

UNDER CONTROL OF THE CORMAN
PARK - SASKATOON PLANNING
DISTRICT
(Contact City of Saskatoon - Planning and Development Branch
for more information)

MOBILE HOME, TOWNHOUSE, AND MULTIPLE
UNIT DWELLING DISTRICT
LOCAL AND COMMUNITY INSTITUTIONAL
SERVICE DISTRICT

FUTURE URBAN DEVELOPMENT DISTRICT

DIRECT CONTROL DISTRICT

PROPOSED STREETS

PLANNED UNIT DEVELOPMENT DISTRICT

AGRICULTURAL DISTRICT

REINVESTMENT AREA DISTRICT

GENERAL AND CORE AREA INSTITUTIONAL
SERVICE DISTRICT
COMMERCIAL DISTRICT

ONE AND TWO UNIT RESIDENTIAL DISTRICT
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EXISTING ZONING

 ONE AND TWO UNIT RESIDENTIAL DISTRICT
 FUTURE URBAN DEVELOPMENT DISTRICT
 MOBILE HOME, TOWNHOUSE, AND MULTI-UNIT DWELLING 

DISTRICT
 LOCAL AND COMMUNITY INSTITUTIONAL SERVICE DISTRICT
 GENERAL AND CORE AREA INSTITUTIONAL SERVICE DISTRICT
 COMMERCIAL DISTRICT
 LIGHT INDUSTRIAL DISTRICT
 HEAVY INDUSTRIAL DISTRICT
 MIXED USE DISTRICT
 REINVESTMENT AREA DISTRICT
 AGRICULTURAL DISTRICT
 PLANNED UNIT DEVELOPMENT DISTRICT

DISCLAIMER: The map above is a modified version of the City of 
Saskatoon Zoning Map used for illustrative purposes only and is not a 
substitute for the official map contained in Bylaw No. 8770, the Zoning 
Bylaw. Please refer to the Zoning Bylaw for official information.

B4 – Arterial and Suburban Commercial District
• Most prevalent zoning district with direct corridor access (97.2 ha).
• B4 lands along 8th Street and 22nd Street in particular identified in Growth Plan as 

having highest potential for redevelopment.
• Purpose (from Zoning Bylaw): “to facilitate arterial and suburban commercial 

development providing a wide range of commercial uses serving motor vehicle 
oriented consumers.”

Typical 
uses

• Retail stores, shopping centres
• Financial institutions
• Restaurants, lounges
• Service stations, car washes

B4 district Alignment with goals
Problematic.

Residential prohibited; 
somewhat narrow range of 

commercial.

Built form

• Max. building height: 17 m
• Max. floor space ratio: 0.5:1
• Min. site area: 450–675 m2

• Min. front yard setback: 9 m

Problematic.
Greater permitted densities are 

required;
Very deep front yard setbacks 
discourage sidewalk activation.

Parking

• Typical spaces required: 1 per 24 m2 
gross floor area (208 for 5,000 m2)

• Can be placed anywhere on site
• Encourages the choice to drive

Problematic.
Reduction required for transit 
orientation and site density; 
must be hidden to improve 

pedestrian experience.

Examples
TYPICAL MAXIMUMBUILDING ALLOWANCE

B3 – Medium Density Arterial Commercial District
• Similar to the B4 district in many ways (see B4 info box below), though much less 

prevalent across the Corridor Planning study area (19.9 ha).
• The high-priority location around Idylwyld Drive & 22nd Street contains most of the B3 

lands within the study area. This area is surrounded by higher density zoning and 
serves as the connection point between three central, historic neighbourhoods 
(Downtown, Riversdale, and Caswell Hill).

Typical 
uses

• Retail stores, shopping centres
• Financial institutions
• Restaurants, lounges
• Service stations, car washes

B3 district Alignment with goals
Problematic.

Residential prohibited; 
somewhat narrow range of 

commercial.

Built form

• Max. building height: 10 m
• Max. floor space ratio: 0.75:1
• Min. site area: 450–675 m2

• Min. front yard setback: 6 m           
(or 3 m for smaller sites)

Problematic.
Greater permitted densities are 

required;
Deep front yard setbacks 

discourage sidewalk activation.

Parking

• Typical spaces required: 1 per 50 m2 
gross floor area (40 for 2,000 m2)

• Can be placed anywhere on site
• Encourages the choice to drive

Problematic.
Reduction required for transit 
orientation and site density; 
must be hidden to improve 

pedestrian experience.

Examples

RM3 – Medium Density Multiple-Unit Dwelling District &
RM4 – Medium/High Density Multiple-Unit Dwelling District
• Most prevalent residential zoning districts having direct frontage onto the corridors (12.4 ha), but 

nowhere near the largest in terms of total land coverage across the entire study area. One-unit dwelling 
districts (R1, R1A, and R2) dominate that category, at 349 ha.

• RM3 and RM4 do allow for (nearly) the level of residential density that is required to meet Growth Plan 
targets. However, there are still many issues with these districts presenting barriers to those goals.

Typical 
uses

• Multiple-unit dwellings
• Dwelling groups
• Boarding houses/apartments
• All uses permitted in the R2 district

RM3 and RM4 districts Alignment with goals
Problematic.

Commercial and other appropriate 
land uses prohibited;

one-unit dwellings permitted by-right.

Built form

• Max. building height: 12–15 m
• Max. floor space ratio: 1.5:1
• Min. site area: 550 m2

• Max. site coverage: 40–50%
• Min. front yard setback: 6 m

Partial.
Greater permitted density needed 

(particularly for small sites);
Deep front yard setbacks discourage 

sidewalk activation.

Parking

• Typical spaces required: 1.625 per unit
• Large buildings effectively require expensive 

underground parkades
• Can be placed anywhere on site
• Encourages the choice to own a car

Problematic.
Reduction in minimums needed for 
transit orientation, site density, and 

construction cost; must be hidden to 
improve pedestrian experience.

Examples
• Mixed-use buildings
• Improved public realm and 

sidewalk activation
• Hidden and reduced parking (rear 

yard, tuck-under, underground)

• Single use residential buildings
• Relatively small buildings on larger sites
• Poor public realm activation
• Side or front parking detracts from streetscape

• Mixed-use buildings
• Improved public realm and 

sidewalk activation
• Hidden and reduced parking 

(rear yard, tuck-under, 
underground, etc)

• Mixed-use buildings, etc

• Single use commercial buildings
• Low density, large sites
• Deep front yard setbacks
• Poor sidewalk activation
• Side or front parking detracts from 

streetscape

M2 – Community Institutional Service District &
M3 – General Institutional Service District

• Not very prevalent throughout study area (51.1 ha total). The most notable locations are along College 
Drive and in suburban centres (Blairmore, Confederation, University Heights).

• Generally intended to provide for institutional uses such as medical facilities, community centres, 
special needs, care homes, multi-unit dwellings, and dwelling groups.

• Allows for limited mixed-use, but problematic in its implementation (e.g. uses generally restricted to 
institutional or similar, and physically accessed only from the interior of buildings).

Typical 
uses

• One-unit, two-unit, semi-detached dwellings
• Multi-unit dwellings
• Offices, services, clinics, places of worship

M2 and M3 districts Alignment with goals
Partial.

Residential and some limited 
mixed-use permitted; However, 

compatible commercial uses are not.

Built form

Partial.
Greater permitted density needed 

(particularly for small sites), though 
M3 is significantly denser;

Deep front yard setbacks discourage 
sidewalk activation.

Parking

• Typical spaces required: 1.625 per unit + those 
associated with any non-residential uses

• Large buildings would require parkades
• Can be placed anywhere on site
• Encourages the choice to own a car

Problematic.
Reduction in minimums needed for 
transit orientation, site density, and 

construction cost; must be hidden to 
improve pedestrian experience.

Examples
• Improved streetfront activation and 

interaction with sidewalk 
• True mixed-use (range of services, 

commercial, office, retail, etc)
• Hidden and reduced parking

• Appropriately dense residential buildings
• Large sites with ample parking
• Often poor streetfront activation
• Any mixed-use is limited in type and access

MX1 – Mixed Use District 1
• Scarcely present in the overall study area (only 5.0 ha total). No MX1 lands at all 

have direct frontage onto the major corridors.
• Relatively new zoning district; first implemented in 2009.
• Generally aligned with Growth Plan goals, despite a few barriers.

Typical 
uses

• ‘Inclusive’ land use framework (i.e. 
all uses of land are permitted except 
for a specific list of discretionary or 
prohibited uses, e.g. noxious uses)

MX1 district Alignment with goals
Good.

‘Inclusive’ land use 
framework promotes true 

mixed-use districts.

Built form

• Max. building height: 10–14 m 
typical; up to 24 m for some uses

• Max. floor space ratio: 5:1
• Smaller, denser sites allowed
• Small or zero yard setbacks
• Stepped-back massing above 14 m

Good.
Development standards 

promote adequate density;
Stepped-back massing for 

tall buildings reduces visual 
impact of large facades.

Parking

• Typical spaces required: 1.625 per 
dwelling unit + those associated with 
any non-residential uses

• Typical commercial: 1 per 30 m2

• Large buildings require parkades
• Can be placed anywhere on site

Problematic.
Reduction required for transit 
orientation and site density; 
must be hidden to improve 

pedestrian experience.

Examples

• Hidden and reduced 
parking (rear yard, 
tuck-under, underground)

• Studios, offices, workshops, galleries
• Some residential and live-work units
• Uses in transition (e.g. light industrial 

to commercial/residential)

• Max. building height: typical 12 m, up to 37 m
• Max. floor space ratio: 1.5:1 (M2); 5:1 (M3)
• Min. site area: 450–550 m2

• Max. site coverage: 40–50% (M2); none (M3)
• Min. front yard setback: 6 m

(See B3)

IDEAL SITE CONFIGURATION

P

• There are 37 different zoning districts within the Corridor 
Planning study area (nearly 3/4 of all City zoning districts).

• The zoning in place today serves vastly different functions 
across the study area. Some districts are supportive of the 
Growth Plan vision and goals*—but most are not.

In order to meet the goals of the Growth 
Plan, we need to change the zoning rules 

along these corridors.
Specifically, we need future development to:
• be oriented toward the rapid transit system and its users,
• serve and respect the adjacent neighbourhoods,
• provide housing options for a growing and changing population, and
• connect it all with safe and enjoyable urban public spaces.

Check out the rest of the displays to see what we have in mind!

* See Growth Plan goals on ‘Welcome’ board.

Special Areas & Districts
(University Endowment Lands &

Direct Control Districts)
• These AG – Agricultural District lands (in light green) are part of the 

University of Saskatchewan Endowment Lands. The University’s 
“Vision 2057” Plan lays out a land use vision for the long-term, 
strategic development of certain parts of these lands, including the 
build-out of several new urban neighbourhoods. In partnership with 
the University, the City has initiated a University Lands Strategic Infill 
Sector Plan to refine the land use vision and develop a transportation 
and servicing plan for the area.

• This is a large and complex project that is beyond the scope of the 
Corridor Planning Program. However, the Corridor Planning Program 
will, in time, assist with the development of a vision and strategy 
specifically for the land adjacent to Preston Ave and Attridge Drive.

• The DCD7 and DCD3 districts (College Quarter and Preston 
Crossing, respectively, in purple) are Direct Control Districts under 
the City of Saskatoon Zoning Bylaw. This means that the 
development of these lands are prescribed in detail according to a 
specific, tailor-made plan which includes phasing.

• For this reason, these lands are also outside the scope of the 
Corridor Planning Program. However, the Corridor Planning Program 
will assist in the implementation of development along College Drive 
and Preston Avenue.

B6 – Downtown Commercial District 
and M4 – Core Area Institutional 
Service District are outside the scope 
of the Corridor Planning Program.
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A DIFFERENT APPROACH TO ZONING
The zoning rules along the Bus Rapid Transit corridors need 
to change in order to meet the goals of the Growth Plan. To 
encourage transit-oriented development (see ‘Welcome’ 
board), zoning needs to be more focused on the form of 
development, including building massing, scale, density and 
street activation, rather than on use, as is the case for most 
of our current zoning practices.

This form-based approach to zoning focuses less on use 
and more on scale, intensity, massing, public space, and the 
interrelationships between buildings.

Are formed-based codes used elsewhere?
Form-based development regulation is being used in parts of other 
jurisdictions across Canada (including Halifax, Charlottetown, 
Revelstoke, and Calgary), but to our knowledge it has not yet been 
used in Saskatchewan.
  
Will there be a new Zoning Bylaw?
If we pursue this type of zoning, new “zones” will be created that 
will contain form-based regulation. An entirely new Zoning Bylaw 
will not be required. This has typically been the practice of other 
Canadian municipalities.

Will the use of buildings still be regulated?
Yes. The regulations will focus on building form, but still include a 
very flexible list of uses. (Possibly an ‘inclusive’ land use framework, 
whereby all uses of land are permitted except for specific uses.)

Examples of form-based regulations

SMarTCoDe
Municipality

SmartCode VerSion 9.2 sc37
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Stepbacks/arcade heights. the diagrams below show Arcade Frontages. Diagrams above apply to all other Frontages.

TaBle 8. BuIlDInG ConFIGuraTIon

TABLE 8: Building Configuration.  This table shows the Configurations for different building heights for each Transect Zone.  It 
must be modified to show actual calibrated heights for local conditions.  Recess Lines and Expression Lines shall occur on higher 
buildings as shown.  N = maximum height as specified in Table 14k.

SMarTCoDe
Municipality

SmartCode VerSion 9.2 sc45

builDinG conFiGurAtion
1. building height shall be mea-

sured in number of stories, 
excluding Attics and raised 
basements.

2. stories may not exceed 14 
feet in height from finished 
floor to finished ceiling, except 
for a first floor Commercial 
function which must be a 
minumum of 11 ft with a 
maximum of 25 ft.

3. height shall be measured 
to the eave or roof deck as 
specified on Table 8.

4. expression lines shall be as 
shown on table 8.

setbAcKs - principAl blDG
1. the Facades and elevations 

of principal buildings shall be 
distanced from the lot lines 
as shown. 

2. Facades shall be built along 
the principal Frontage to the 
minimum specified width in 
the table.

setbAcKs - outbuilDinG
1. the elevations of the outbuild-

ing shall be distanced from the 
lot lines as shown.

pArKinG plAceMent
1. Uncovered parking spaces 

may be provided within the 
third layer as shown in the 
diagram (see table 17d). 

2. Covered parking shall be 
provided within the third layer 
as shown in the diagram (see 
table 17d). 

3. trash containers shall be 
stored within the third layer.

T5

(see table 1)

l. BuIlDInG FunCTIon (see table 10 & table 12)
residential open use
lodging open use
Office open use
retail open use

k. BuIlDInG ConFIGuraTIon (see table 8) 
principal building 5 stories max. 2 min.
outbuilding 2 stories max.
f. loT oCCuPaTIon  (see table 14f)
lot Width 18 ft min 180 ft max
lot coverage 80% max

i. BuIlDInG DISPoSITIon (see table 9)
edgeyard not permitted
sideyard permitted
rearyard permitted
courtyard permitted

g. SeTBaCKS - PrInCIPal BuIlDInG (see table 14g)
(g.1) Front Setback Principal 2 ft. min. 12 ft. max.
(g.2) Front Setback Secondary 2 ft. min. 12 ft. max.
(g.3) Side Setback 0 ft. min. 24 ft. max.
(g.4) Rear Setback 3 ft. min.*
Frontage buildout 80% min at setback

h. SeTBaCKS - ouTBuIlDInG (see table 14h)
(h.1) Front Setback 40 ft. max. from rear prop.
(h.2) Side Setback 0 ft. min. or 2 ft at corner
(h.3) Rear Setback 3 ft. max.

j. PrIVaTe FronTaGeS (see table 7)
common lawn not permitted
porch & Fence not permitted
terrace or l.c. permitted
Forecourt permitted
stoop permitted
shopfront & Awning permitted
Gallery permitted
Arcade permitted

refer to summary table 14

ParKInG ProVISIonS
see table 10 & table 11

 *or 15 ft. from center line of alley
 ”n” stands for any stories above those shown, up to 

the maximum. refer to metrics for exact minimums 
and maximums
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These are some examples of form-based 
code regulations created by SmartCode. 
Form-based codes divide areas into 
‘transects’ which form the basis of different 
regulations in order to create distinction. 
Transects typically increase in intensity, from 
rural (T1) to urban city core (T6).

• The example on the left shows building 
configuration, setbacks, and parking in a 
hypothetical “T5” transect.

• The example on the right shows building 
configurations at different heights for each 
transect.

How does this apply to Corridor Planning?
The concept of Character Areas are, 
essentially, transects. (See ‘Character Areas’ 
board.) The character areas will likely be 
further broken down into specific sub-zones 
and regulations will apply to specific areas in 
response to local conditions.

Conventional Zoning Form-Based Codes
• Segregated land-use planning principles 

which often result in development that is 
automobile-oriented

• Mixed use, walkable, compact 
development principles

• Organized around single use zones
• Based on spatial organizing principles 

that identify a hiearchy in city structure, 
from low density to high density

• Use is primary; form is secondary, 
addressed in a basic way through 
setbacks and building height maximums

• Physical form and character are primary, 
with secondary attention to use

• Reactive to individual development 
proposals • Proactive community visioning

• Proscriptive regulations, regulating what 
is not permitted, as well as unpredictable 
numeric parameters, like density and FAR

• Prescriptive regulations, describing what 
is required, such as build-to lines and 
combines min/max building heights

Why form-based code?
Ultimately, form-based codes are focused on creating more desirable places, where people want to be.
Below are some examples of urban transformations that are achievable through form-based regulation 
and public realm improvements, but would be difficult to achieve through conventional zoning.

(Images used with permission from Urban-Advantage.com)




