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TO:
City Clerk, Executive Committee
FROM:
General Manager, Corporate Performance Department
DATE:
May 5, 2014
SUBJECT: North Downtown Master Plan – Interim Report #2
FILE NOS: CK. 4130-13, CP. 4100-24 and LA. 4100-24
RECOMMENDATION:

that a copy of this report be forwarded to City Council
recommending:
1)

that the North Downtown Master Plan include the
concept of a Bridge Park over the CP rail line with a
combination of a park and traffic bridge;

2)

that the North Downtown Master Plan be completed
and the concept plan be submitted to City Council for
approval; and

3)

that the Administration report further on the Area
Revitalization Program as an option to finance the
North Downtown Project.

TOPIC AND PURPOSE
This report outlines the status of the North Downtown Master Plan (the Plan) project as
a draft master plan nearing completion. The Bridge Park concept is described through
project goals, marketability, business case, implementation and community
engagement.
REPORT HIGHLIGHTS
1)

2)

3)
4)

The Plan is substantially complete. The concept is based on a Bridge Park that
spans the railway to reconnect the city, its transportation patterns, and its green
spaces.
A market and financial analysis informs the design and the feedback from local
and national developers suggested that the Bridge Park would provide the kind of
major public amenity necessary to stimulate positive growth.
Funding the project through an Area Revitalization Program is being considered.
The steps to complete the Plan include a final community engagement event,
technical feedback, a presentation to the Municipal Planning Commission, and
then to City Council for approval in June.

STRATEGIC GOALS
The Plan supports a notable number of the City of Saskatoon’s (City) Strategic Goals
across the full spectrum of categories (Attachment 1).
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BACKGROUND
On July 18, 2012, City Council accepted the Terms of Reference for the Plan which
established the following vision:
“The North Downtown is an environmentally sustainable, complete community. It
is a vibrant, people-friendly neighbourhood that it is easy to get around, supports
living and working for people of all ages and enhances the city’s green space
network. The built heritage of the site, dating from Saskatoon’s inception,
provides the foundation for this new, unique and desirable district within the city.”
An interim report outlining the status of the Plan at the mid-way point, including
community engagement feedback and design options, was received by the Executive
Committee on May 27, 2013.
REPORT
Completing the North Downtown Master Plan
The Plan is substantially complete and is ready for the formal planning review process.
The Plan articulates a phased redevelopment of the site including streets, green
spaces, infrastructure, development parcels, community identity and a set of built-form
guidelines. Implementation is anticipated over 25 years. The vision to convert this
brownfield to a vital community is founded upon the goals of marketability, connections,
inscribed history, open space network, a vibrant mix of uses, sustainability, liveable
density, diverse districts and embracing winter.
Market and Financial Analysis
A preliminary market and financial analysis was carried out by Coriolis Consulting Corp.
The report provided expert analysis of the demand for multi-family units and office
space in the city and broader study area. The financial viability of different types and
forms of development was also examined. The project vision and objectives were
assessed against data drawn from local, regional, and national markets, helping to
create some of the first principles for design specific to density, building materials, land
use and phasing. Furthermore, it introduced the importance of making a unique
neighbourhood with amenities and quality urban space, in order to create an attractive
choice for customers looking for multi-family residential product.
Local Developers Contribute to Shaping the Plan
The project places an emphasis on community consultation, and feedback from
developers was sought to ensure that the Plan’s vision and direction are sound and
marketable (Attachment 2). Effectively, this emphasis helped define this project as
more than a master plan, but also a preliminary development plan geared toward
implementation. Local developers and realtors were consulted at three key stages, in
parallel with the Community Conversation milestones.
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Market-sounding: How Would the Plan Perform Relative to the National Market?
Following the preparation of the draft plan in July 2013, a market-sounding with national
developers was held to gain feedback from those familiar with ambitious brownfield
redevelopments (Attachment 3). The purpose of the meeting was first to draw from
their experience and get their opinion on the potential for success of the Plan.
Secondly, it provided soft marketing for the site to familiarize this group with the project
and timing with the hopes of nurturing future investment interest.
Bridge Park Amenity
In the interim report, two options were outlined. One option proposed medium densities
across the new neighbourhood and a central park concept. The other option was the
Bridge Park concept that tackles the problem of bridging the CP line with a combination
of a park and traffic bridge through the creation of a land bridge. At the Community
Conversations in March, a clear preference for the Bridge Park option was stated by all
of the groups consulted. Following the meetings in March, the Bridge Park option was
developed further and its potential as a successful development assessed. The Plan’s
big moves include a park that bridges the gap, a pattern of rail history, and a new kind
of urban neighbourhood (Attachment 4).
The Plan projects a population of
approximately 7,600 people and a neighborhood density of 36 units per acre
(Attachment 5).
The Bridge Park is the recommended option for many reasons, building on the
preference stated at the Community Conversations in March. The Bridge Park creates
a catalyst for positive growth and development in the North Downtown and the adjacent
areas. Its amenities create benefits not just to the neighbourhood in which it is situated,
but to the broader city as a whole. The strengths of the Bridge Park can be understood
through its ability to meet a broad variety of the City’s Strategic Goals and the specific
goals of the Growth Plan to 500,000 people. Furthermore, the Bridge Park models the
principles for success set out by developers based on the creation of value through
public investment in amenities and a high-quality urban realm.
Completing the Plan
The steps to complete the Plan include a final community engagement event in early
June, further technical feedback, a presentation to the Municipal Planning Commission,
and a report to City Council in June. This report recommends proceeding through this
process with the Bridge Park Plan.
OPTIONS TO THE RECOMMENDATION
Option 1: Remove the Bridge Park
A simplified “break even” plan providing for a more traditional neighbourhood-scaled
park has been prepared (Neighbourhood Park Concept – Attachment 6). This option
theoretically covers the costs of development with revenues, but it has been identified
by developers that this modest option may not create enough amenities to draw
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customers to this redevelopment. The Neighbourhood Park Concept is also more
limited in how it addresses the Strategic Plan in comparison with the preferred option
and is not recommended.
Option 2: Reject the North Downtown Master Plan and Subdivide the Area for Sale as
Industrial Land
A second option would be to sell the land under its existing zoning, without further citysite development (Base Condition – Attachment 6). Because of the land economics on
this site, in this scenario it is most likely that the developer would place new industrial
uses on the industrial-zoned property, as that would provide the highest return on
investment. This option is not recommended because it does not support the goals set
out in the City’s Strategic Plan.
POLICY IMPLICATIONS
There are no policy implications.
FINANCIAL IMPLICATIONS
As this work evolved, cost estimates and analysis of potential revenues were prepared
for the Bridge Park, the more modest Neighbourhood Park, and the sell-as-is options
(Attachment 6). The Bridge Park business case currently shows that a public
investment or a new approach to financing city-building is required.
Financial Analysis: Bridge Park
Net Revenues
$ 72M
Total Costs
$ 130M
Revenues Less Costs
$ (58M)
Financing the Project through an Area Revitalization Program
Opportunities exist to use an Area Revitalization Program for the Plan area. This is a
financing model where future tax revenues from the redevelopment are directed toward
the costs of public amenities and infrastructure. The project attracts private investment
to the area and as the tax base increases, the additional monies are used to pay down
the debt. In Calgary, a program was created called the Community Revitalization Levy,
which was used to borrow $240M to fund its East Village Project.
An initial analysis of an Area Revitalization Program for the North Downtown found that
the project would have the ability to pay for itself if the program was established for a
25 - 30 year period and the neighbourhood redevelopment moved ahead as anticipated.
When the loan from the program is fully paid out, an additional $7M - $8M would be
added to the annual tax revenue from this redeveloped area. Further detail on the Area
Revitalization Program will be brought forward with the completed Master Plan.
The 2014 Capital Budget provided funding for the investigation of financing options for
the Plan, including examination of a Land Development Corporation. An Area
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Revitalization Program and implementation through a Land Development Corporation
are complementary approaches which will be reported on further later this year.
PUBLIC AND/OR STAKEHOLDER INVOLVEMENT
On January 20, 2013, the Plan process began the first Community Conversations to
gather a broad spectrum of feedback (Attachment 7). A final community engagement
event is planned for early June, where the Plan will be presented for information.
Developers, Stakeholders and the Public will be invited to attend a presentation of the
completed plan by the consultant, review presentation panels, and to provide feedback.
The stages of implementation work following the completed Master Plan will be
communicated at this time.
COMMUNICATION PLAN
Communications, in alignment with the community engagement, will continue.
Community events will be advertised across a broad range of media, and regular
updates to the City’s website will continue as the project reaches major milestones.
DUE DATE FOR FOLLOW-UP AND/OR PROJECT COMPLETION
The Master Plan will be presented to City Council in June 2014. Further information on
the Financing Report will be brought forward following the approval of the Master Plan,
prior to the end of the year.
ENVIRONMENTAL IMPLICATIONS
Sustainability is a key driver for this project. The Plan will create a new neighbourhood
which is ecologically sustainable, as well as a vibrant and liveable place – a
demonstration project for a bold new direction in Saskatoon’s planning, policy and urban
development. Innovative approaches to planning and development introduced in the
Plan will direct growth sustainably, illustrating best practice to the public and the private
sectors.
PRIVACY IMPLICATIONS
There are no privacy implications.
SAFETY/CRIME PREVENTION THROUGH ENVIRONMENTAL DESIGN (CPTED)
A CPTED Review Report was issued in September 2013.
There were six
recommendations, all of which would be directly addressed during the implementation
stages of the project.
PUBLIC NOTICE
Public Notice, pursuant to Section 3 of Public Notice Policy No. C01-021, is not required.
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Attachment 1

The Strategic Alignment
The Master Plan Goals
Cohesive City z

Connect the site to the surrounding city grid and to
the River with the ‘Bridge Park' Connection for all
Modes.

A Green Network z

The ‘Bridge Park’ becomes a city-wide destination,
creating a more comprehensive open space network
for the city using the site to connect key open
spaces.

Heritage + Identity z

Draw out the distinctive nature of the historic warehouse district and showcase the unique elements
of the rail yards to capture a sense of the site’s past
and future.

Sustainable Site Systems z

District energy utility + stormwater strategy.

Employment + Vitality z

Build on existing industrial businesses to introduce a
new mix of uses that weaves industry with commercial and live/work. Open space + amenities increase
appeal and vibrancy, ‘Bridge Park’ enhances appeal
to district or city-wide use.

Connect To Transit z

Utilize existing transit infrastructure to capitalize on
central location, and enhance service levels with
increased connectivity. Improved connections and
new transit route through site, with enhanced connections through the park.

Manage The Car z
Ensure that cars and parking are dealt with to
bene¿t liveability, walkability, business activity, and
visual enjoyment. The “Park Once” strategy provides
a place to park, but also encourages walking to destinations once parked. Amenities include on-street
and structured parking.

Recognizable ‘Place’ on Day One z
Ensure the ¿rst phase of development is a memorable place with real people appeal. The Grocery
store and the beginning of the CN Linear Park are
initiatives early in the development. The ¿rst phase
of the ‘Park Bridge’ would be completed within the
¿rst decade of development.

Embrace The Winter City z

Celebrate all aspects of Saskatoon’s winter ensuring
places and activities that take full advantage of the
unique possibilities of winter weather. The ‘Bridge
Park’ offers enhanced winter activities for city-wide
use, plus CN corrodor active transportation and
parklets.

The Strategic Directions
Asset and Financial Stability

zFunding strategies for new capital expenditures.
zAlternate sources of revenue for operations.
zIncreased revenue sources and reduced reliance on
property taxes.

Quality of Life

zA mix of housing types.
zThe Municipal Culture Plan in action.
zAffordable housing options.
zCommunity-building.
zWinter city.
zAge-friendly initiatives.
zExpenditures toward amenities in neighbourhoods.
zRefocus on primary services.

Environmental Leadership

zNew sources of green energy.
zClean soil.
zLeader in Cold Climate Energy Ef¿ciency.
zAccess to ecological systems and spaces.
zBetter quality storm water in reduced amounts going
into the river.
zNo need for a new land¿ll.
zConventional energy sources replaced with green
energy technologies.

Sustainable Growth

zIntegrated growth related to transportation, servicing,
transit and land use.
zThe City Centre is a cultural and entertainment district.
zIn¿ll development and corridors balance growth.
zHeritage buildings and historical landmarks preserve
neighbourhood character.
z“Complete communities” feature employment opportunities, main streets and greater connectivity.
zLiveable density.
zDesign guidelines promote in¿ll development.
zCommercial, industrial and residential areas include
parks, paths and routes.
zGrowth is integrated in relation to transportation, servicing, transit, and land use.

Moving Around

zThe transportation network is practical and useful for
vehicles, buses, bikes and pedestrians.
zRoads, streets, sidewalks and bridges are in working
order and in a good state of repair.
zPeople and goods Àow in and around the city.
zRapid mass transit corridors guide investment and
decision-making.
zCurb, sidewalk and facility accessibility increased.

Economic Diversity

zA business-friendly environment where the economy is
diverse.
zInvestment in infrastructure to attract new businesses
and workers to the city.
zCorporate of¿ces and other major developments/projects in the city.

Attachment 1

The Strategic Alignment, con’t
The project supports the Strategic Goal of Environmental Leadership by: improving the quality and
reducing the quantity of storm water run-off going into the river; creating new sources for green
energy; addressing soil quality issues on CCity-owned properties; improving access to ecological
systems and spaces; and becoming a recognized leader in cold-climate energy ef¿ciency.
The Plan supports strategies for Sustainable Growth through an integrated approach to growth related to transportation, servicing, transit and land use. It aims to establish the City Centre as a cultural
and entertainment district with employment, corporate of¿ces, and store-front retail, and preserve
the character for heritage buildings and historical landmarks.
Economic Diversity and Prosperity will be addressed through planning and investment in infrastructure needed to attract and support new businesses and skilled workers to the City in the City Centre.
The vision and goals for the project were drawn from, and have a strong alignment with, the Strategic Plan, the City Centre Plan, and the objectives for the Growth Plan to 500,000.
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Attachment 2

Local Developers and Realtors
Meeting One
Participants: Developers and Realty Management firms with interests in
Saskatoon
Where: City Hall Committee Room E
When: 2:30-4:00 p.m., 24 January 2013
Framework: The development community in Saskatoon were eager and
thoughtful participants. At this initial meeting a comprehensive presentation
was delivered by the design team followed by a facilitated discussion.
Findings:
Cost: Price of land, zoning and clear direction will determine the developers
that participate.
Smaller parcels aimed at smaller developers and builders should be made
available.
Relationship with Downtown: A fine balance needs to be struck so that
North Downtown does not compete, nor is seen to be competing with
downtown. This is especially applicable to office buildings (”High density
office towers are not a good fit!”) and residential towers. Developers felt
that those should be downtown, while North Downtown focuses on 5-6
stories and a different product.
Phasing: If towers are considered, they should be built in the second or
third generation of development. There should be incentives to attract
pioneer buyers and First Home Buyers.
Quality: Keep costs down and quality high; architectural guidelines should
be rigorous, consistent and clear.
Amenities: There is a market for this type of development; “The reason
Riversdale is so attractive is that Broadway became too expensive, and
there were amenities like the Farmers’ Market that made it attractive”.
Amenities need to be in place in order to attract buyers. The question
“Where can I go within 10 minutes?” should be able to be answered.
Parking: Saskatoon was considered to be a ‘car oriented’ city. Parking is
important to anyone moving into the downtown and North Downtown.
Following this initial meeting, the project team had in-depth conversations
with several of the developers.
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Meeting Two
Participants: Developers and Realty Management firms with interests in
Saskatoon
Where: Committee Room A City Hall
When: 10:00 a.m.-12:00 p.m., 22 March 2013
Framework: The developers returned for another round table discussion.
The design team presented the new option, which had incorporated many
of the suggestions made in the previous consultations.
Findings:
Mixed use planning: Participants cautioned a conservative approach to
mixed use planning citing several examples of mixed use retail/housing
that has not been successful in Saskatoon. They suggested including more
retail along green space, suggesting this would create a demand for upscale
retail. Light industrial dependent of the rail would not likely find the site
attractive due to lack of spur line, access and anticipated costs. Light
industrial along CPR tracks would only reinforce the existing unattractive
character of this area.
Factors for success/Phasing: Developers felt that success was dependent
on the City’s investment in the public realm and amenities. As well, they
suggested that incentives be provided to early adopters—those businesses,
like a grocery store, or developers that took a risk to begin the process.
Early phases should be anchored around the amenities to give certainty
to first buyers. Creating a buzz through 3-4 storey mixed use, diverse
and synergistic uses would be welcome. Consideration should be given to
creating momentum in the first phase of the project with 5 or 6 developers
working simultaneously and drawing attention to a North Downtown under
transformation. Architectural controls were endorsed as a way of keeping
standards high and ‘keeping the free riders’ from building sub-standard
product.
Make the area a destination: Participants wanted high quality, unique retail
to make the area destination for shoppers. Having a distinctive identity will
set the area apart and attract consumers in both the retail and residential
sectors. Taking full advantage of the spur line leading to Midtown Plaza
could create a ‘funky’ low rise street. They suggested combining the two
options, suggesting that the land bridge is a signature element that masks
the rail and creates housing and development frontage onto a green space.
It also creates a good opportunity to keep large trucks and delivery services
off of the streets by putting deliveries and garbage removal services
underground. A future LRT station could reinforce this amenity.
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Housing product: High rises around the parks were seen to be problematic
due to cost and perceived lack of uptake in the early stages of the plan.
Consideration for different residential occupants: townhouse forms will
attract young families if there are public amenities and green space.
Participants wanted there to be consideration of the needs of various types
of residential occupants; for example, family units need extra space and
places for children to play, while young professionals look for a vibrant
economic and social area.
Participants wanted there to be consideration of the needs of various types
of residential occupants; for example, family units need extra space and
places for children to play, while young professionals look for a vibrant
economic and social area.

Figure 3.4 - An example of an appropriate
high-rise building typology for the development

Figure 3.5 - The concept of density was made explicit during presentations with
examples of different types of housing that have create highly livable neighbourhoods in other cities
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Attachment 3

Developers External to Saskatoon
Participants: Representatives from Harvard Development (Regina), Bluetree
Homes (Vancouver), Brookfield (Toronto), Kilmer Brownfield Management
(Toronto) and Harris Consulting (Vancouver); Jeanna South, Frank Long,
Linda Andal (City of Saskatoon); and members of the consultant team –
Joyce Drohan, Catarina Gomes (Perkins+Will), Blair Erb (Coriolis) and Troy
Smith (Group2).
Where: Teleconference
When: July 2013
Framework: Each participant received an information package before the
meeting including an overview of the preferred direction as presented to
the public in June 2013 and a few questions for consideration.
Findings:
These questions guided the discussion and led to the following
recommendations:
Phase 1 Success
• Attract a food retailer with a recognizable brand that is looking
for an urban opportunity

• Start development at the edge of the neighbourhood that is
closest to existing neighbourhoods to create a contiguous
urban fabric
• Invest in ground-oriented housing, student housing and in the
re-use of existing buildings in the first stages
• Deliver the project in complete phases, so open space and
community amenities go hand-in-hand with housing – amenities
will be key to attracting buyers to this site
• Connectivity across the tracks is essential to success of this
project
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Delivering Amenities, Services and Parking
• Enhance the social capital of Saskatoon i.e. promote
connection among people in ways that are familiar to
Saskatonians
• Invest in a community hub that can include any combination
of: school, seniors centre, senior transition housing, daycare and
community centre
• Promote use and connect to amenities already available in the
downtown
• Create a hub of activity, potentially around the John Deere
Building
• Reduce overall parking requirements and surround above grade
parking with veneer uses. Look into visitor parking within walking
distance and not always under the building.
Phasing, Housing Choice and Affordability
• Implement the plan in 5-year increments. Keep it flexible to
adapt to a changing market
• Investigate the potential for tax increment financing (TIF) to
lessen the cost of development early on
• Look for opportunities to partner with private parties to achieve
some of the amenities
• Look into the feasibility of seniors housing given its proximity to
downtown amenities, and student housing to support SIAST
• Three and four-storey buildings will likely be feasible in the first
stages

Adjacent Communities
The project team, and particularly the project manager paid special
attention to those communities and residences directly adjacent to the site.
Separate meetings were held with each of the surrounding communities
with special attention being paid to the potential impact of the development
on their neighbourhood.

66

CHAPTER 3 - PUBLIC AND STAKEHOLDER INVOLVEMENT

Attachment 4

5

THE PREFERRED PLAN

This chapter describes the preferred plan starting with the big ideas that drive it. Building on these,
the various layers of the concept are presented including street design and movement networks,
the overall approach to green space design and community arts and cultural programming. The
chapter concludes with the more technical aspects related to municipal engineering.
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5.1 The Big Ideas
Saskatoon is at a crossroads in its evolution as an urban centre and the
North Downtown site is key to this. The ‘Big Ideas’ that drive the plan are
aimed at taking full advantage of this large, mostly open site to create an
exceptional new piece of the city that all Saskatonians can enjoy, especially
through a rich network of open spaces. The underlying ideas also capture
the city’s goal to create a new kind of urban community for Saskatoon
benefiting from a highly livable form as well as from renewable energy. The
ideas are as follows:

A Park That Bridges the Gap
Reconnecting the city and providing a unique new identity for Saskatoon,
a destination park is proposed to span the wide gap of the CPR corridor.
Not only will this link the two sides of the site in a robust and compelling
way but also, it will create a generous, seamless open space through which
all modes of movement – pedestrians, bicycles and vehicles – can move
easily, a key tenet of the City’s Strategic Plan. Paths and streets extending
from the land bridge into the surrounding neighbourhoods provide access
to this remarkable new public amenity for all residents in the City Centre.
Finally, the area below the park could accommodate much-needed parking
and sustainable infrastructure facilities like the District Energy Centre –
resulting in a highly memorable public space with energy and revenuegenerating potential.

Figure 5.1 - A new bridge park will be a remarkable new public open space amenity
for all residents in the City Centre
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Pattern of Rail History
The vast rail yards that once occupied the site are long gone but vestiges
of this richly active past are retained and enhanced as part of the plan.
The CN Spur Line becomes a linear greenway connecting directly to the
City Centre through a series of diverse landscape experiences; the ongoing
repurposing of historic buildings in the warehouse district is complemented
by new forms and creates opportunities for remaining buildings, like the
John Deere, to become landmarks within the North Downtown fabric.
The Mills provide a prominent northerly anchor for honouring the site’s
industrial history – tied intimately to the railway.

CHAPTER 5 - THE PREFERRED PLAN
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A New Kind of Urban Neighbourhood
The plan draws from the scale of the surrounding older city neighbourhoods
in order to create a new residential community in the heart of the city. The
new urban fabric is enlivened and given character through key districts that
reflect the unique characteristics of the immediate area like the Mills and
Warehouse Districts.
A “courtyard” type of building is introduced to ensure that green and open
space and natural day light are integrated into each parcel especially on
the multi-family housing sites. The result is a new kind neighbourhood
unlike anything else in Saskatoon, which provides an exceptional living
environment and creates a highly memorable place in the Downtown.
This kind of urban living will likely be most attractive to generation Y and
seniors. These two demographic groups are drawn to areas where there is
easy access to cultural and community activities within walking distance or
short transit ride, have smaller households and less need for private outdoor
space, all characteristics that are present in the North Downtown.
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5.2 Streets and Movement
5.2.1 Approach
Mixing residential and employment is the prime catalyst for creating a
dynamic and inclusive neighbourhood along with supporting commercial
activities at different times of the day and week. It will provide strong
synergies by balancing transportation demands over the day; creating
opportunities for people to live close to where they work; and, minimizing
new transportation and parking infrastructure through more efficient
use.
The benefits of this approach are already visible in other major Canadian
cities, including Toronto, Calgary and Vancouver, which have become much
more pedestrian and cycling oriented in the central areas.
Permeability is one of the key transportation themes for the North Downtown.
The new grid of walkways, bicycle routes, and streets will extend out to the
neighbouring communities, making the Plan fully inclusive and accessible.
Critical to this approach will be the interfaces with Idylwyld Drive, 2nd
Avenue, 33rd Street, and 25th Street, and in particular how safe and
direct pedestrian and cyclists connections can be achieved without overly
encouraging vehicle through movements, which is a major concern for the
community.
New streets will be designed to discourage non-local vehicle movements
through the use of 4-way stop controls, street parking, crosswalks, etc.,
which will contribute to slowing vehicles down. Monitoring and reviewing
changes to transportation patterns in the area, as the development buildsout, will be important feedback for the neighbouring community and will
guide the need for new transportation infrastructure, including traffic
calming measures. It will also help the City grow more comfortable with
the positive potential dynamics that such new communities contribute to
lowering transportation demands and creating dynamic neighbourhoods.
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Potential Bike/Pedestrian Connection
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Note: Dashed line indicates a street below the land bridge

Figure 5.5 - Street Family
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5.2.2 Family of Streets
The Plan relies on an interconnected street system that balances the travel
demands of pedestrians, cyclist and vehicles to create a safe, walkable and
inviting urban environment. The grid pattern of streets provides for great
mobility and dispersal of vehicle movements especially east-west through
the introduction of two bridges extending 26th Street and Queen Street
to the west side of the CPR tracks. Both streets rise at a gentle 5% slope
from the east, and land at a slope no greater than 7.5% on the west side.
An accessible path in the park would allow people of all ages and abilities
to move from one side to the other with ease while enjoying this great new
amenity.
The grid pattern of streets, together with short development blocks and
frequent intersections will encourage mobility for pedestrians and cyclists.
The directionality of the streets suggests the long-term possibility to stitch
them across the tracks should that opportunity arise in the future.

SIDEWALK

TREE

2.5

4.0

10.5m ROAD
20.0m ROW

Figure 5.7 - Connector Street - South side of park
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TREE
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The Plan purposefully adopts new categories of streets as an indication
of a new way of approaching street design. Narrow rights-of-way and lane
widths, abundant on-street parking and street trees as well as frequent
intersections all contribute to slow vehicles down and create a safer
environment for pedestrians and cyclists

DEVELOPMENT
PARCEL
[SOUTH]

Figure 5.6 - Connector street example at
UniverCity in Burnaby, BC
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Connector Streets are the main links to the surrounding neighbourhoods
and designed to support local transit. The connector street flanking the
south side of the Park includes parallel parking on the development side
and generous sidewalks lined with large deciduous trees. Cyclists will be
encouraged to use the paths in the park given the roadway will be shared
with buses. The connector street linking to SIAST accommodates parallel
parking on both sides of street and promotes the shared use of the roadway
by vehicles and cyclists. Large deciduous trees bring shade and greenery
to this street, and further separate pedestrians from vehicles. As a way to
encourage cross-country skiing, the Plan allows for a surface right-of-way
along the east side of the street, designed as a continuous grassy strip that
extends through several blocks.
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Figure 5.9 - Connector street key
map

Figure 5.8 - Connector Street - Link to SIAST
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Local Streets
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Local Streets are essentially for access to buildings within the North
Downtown, including to the potential parking garage (and District Energy
Plant) located under the park. Mostly, they will look residential in nature
with narrow lanes, curb-side parking on the development side along with
smaller deciduous trees and rain gardens along the sidewalks.
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Figure 5.10 - Local street key map
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Figure 5.11 - Local Street - North side of Bridge Park

Figure 5.13 - Local street example
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Figure 5.12 - Local street - Typical section
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Figure 5.14 - Local street - East side of CPR
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Mews are a quiet and narrow form of local streets and will feel even more
intimate. Cyclists will share the street with slow moving cars while pedestrians
can enjoy a quaint street where residents are invited to occupy stoops,
terraces and front gardens. Street parking would be located in pockets with
curb bulges at intersections, allowing priority for pedestrians.
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Figure 5.16 - Mews key map
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Mews Fronting the Bridge Park
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Flanking the east side of the Bridge Park, these mews will be a sun filled
place for cafes, restaurants and other neighbourhood amenities. Slow
moving cars allow for frequent and safe crossing between the two sides of
the street.
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Figure 5.18 - Mews fronting the Bridge Park

Figure 5.20 - Mews precedent in Vancouver’s Olympic Village

Figure 5.19 - Generous seating faces Jamison Park in Portland, Oregon
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33rd

Laneways enable access to parking, garbage and loading to existing
development facing 1st Avenue and to the new townhouses facing the
Greenway. They will reduce the need for driveways along 1st Avenue,
enabling a better pedestrian environment along this street.
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Figure 5.23 - Laneway key plan
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Figure 5.21 - Laneway section

Figure 5.22 - Access to parking tucked under development in Seattle, WA

Privately-owned, publicly accessible connections
Privately-owned, publicly accessible connections will be essential for
people and vehicles to access Idylwyld Drive and 33rd Street through very
large existing development blocks.
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5.2.3 Cycling Network
Cyclists of all abilities will be accommodated in the City Centre through
a combination of facilities: separated routes, street bike lanes, and slowmoving local streets. It will create a network of options to cater for both
commuters and recreational users alike and will connect through to the
adjacent neighbourhoods together with the downtown core.
Prominent among the separated facilities will be the north-south bicycle
route following the decommissioned CN Spur Line along with the one
running along the west side of the CPR corridor (see Condition C, Figure
6.6 on page 157). These routes will provide important stepping points for
communities in the north of the City in accessing the downtown core.
Interlaced with these will be new east-west routes connecting between the
Caswell Hill and City Park neighbourhoods (and onward to the Spadina
Trail). The Bridge Park will provide the southern connection across the
CPR while a future pedestrian / bicycle bridge connection could provide a
northern crossing (along 31st / Princess alignment) should it be desirable
to supplement the existing 33rd Street multi-use path.
Crossing treatments at minor and major streets will be an important design
consideration and in particular to have features which prioritize and support
walking and cycling activities.

Figure 5.24 - Raised crossings along Forsythe Way in Boston
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Figure 5.25 - Cycling network
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5.2.4 Transit Network
With North Downtown’s close proximity to the downtown core, there is
already existing strong transit network of routes serving the site. Most future
residents will be 400-metres from a service or 5-minute walk away from a
bus stop. Future route options through the site can be provided along the
Connector Streets, including the east-west route linking the two sides of
the neighbourhood, should this be desirable.
Idylwyld Drive is expected to continue to be the main bus corridor for the
area given its directness and concentration of routes. Future rapid transit is
expected to operate on this corridor. Therefore the focus for Idylwyld Drive
should be aimed at enhancing the pedestrian environment for passengers
on this street, through improving crosswalks, public realm, and waiting
areas.

5.2.5 Parking Management
Parking bylaws are inherently based on providing parking for each individual
building, but for mixed use communities the opportunity exists for sharing
to encourage better and more flexible use of the available supply, which
in turn can lower demands by 10% to 20% depending on the land use
composition mix and availability street parking supply. Appendix B draws
upon the examples of other Prairie cities to present a recommendation
for minimum and maximum parking rates for each of the main land uses
within the North Downtown.
Opportunities also assist for Transportation Demand Management (TDM)
measures, e.g. ride-share, car sharing vehicles, subsidized transit, high
quality bicycle parking, etc., to further support lower parking demands, and
provide improved choice for future residents, employees and visitors.
Street parking would be controlled (either pay meters or time-restricted)
and it is expected that some form of charging mechanism would be in place
for off-street employee and commercial parking.
Parking Rates

Land Use

Minimum

Maximum

Office

1.5 spaces/100 square meters

2.5 spaces/100 square meters

Commercial

2.0 spaces/100 square meters

3.0 spaces/100 square meters

Residential

0.8 spaces/unit

1.2 spaces/unit

0.05 spaces/unit

0.15/unit

Residential Visitor

Figure 5.26 - Recommended parking rates for Saskatoon North Downtown
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Figure 5.27 - Transit network
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5.3 Green Network
5.3.1 Principles and Intent
The development of this significant site at the heart of Saskatoon presents
a unique opportunity to connect existing green spaces to create a network
of public open spaces. Located between the Henry Kelsey and Pierre
Radison Parks and the Ashworth Holmes Parks to the west, the riverfront
to the east and Woodlawn Cemetery to the north, there is great potential to
extend past site boundaries and create meaningful linkages to significant
existing parks.

Figure 5.28 - Creating a cohesive green
network

On site, the open spaces will provide a variety of spaces and experiences.
Green space is available at a variety of scales, from interior courtyards
on development parcels to neighbourhood parks. Layering of program
elements for public art, play, habitat, and urban agriculture with storm water
management ensures that spaces will be dynamic and multifunctional.
Saskatoon is a city that embraces its winter season. The landscape plan
allows for a wide range of uses at all times of the year, and provides winter
protection for both special events and daily use by pedestrians.
The landscape plan responds to existing conditions and character.
Significant heritage buildings and landscapes (The Mills, The John
Deere Building, CN rail line) are given treatment that suits their scale
and prominence. Important existing views to downtown are preserved or
enhanced.

“The more successfully
All open space development on site will employ best management practices
a city mingles everyday
in sustainability.
uses and users in its
everyday streets, the more
successfully people thereby 5.3.2 Complete Network
enliven and support wellThe open space network includes streets, parks, and the greenway along
located parks that give back the old CN spur line.
grace and delight to their
Streets with generous boulevards and tree plantings are planned to connect
neighborhoods instead of
with existing tree-lined streets at adjacent Caswell Hill and City Park
vacuity.”
neighbourhoods. These neighbouring streets are seen as having a high
- Jane Jacobs
The Death and Life of Great American
Cities
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landscape value, and provide a strong precedent for development in the
North Downtown.
A new above grade vehicular and pedestrian connection across the site is
created through the addition of a district park that bridges over the CPR
Rail Line at the block between Queen Street and 26th Street. Mending
the current break in the street network, this major move re-connects the
previously separated halves of this site and adjacent communities.
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Neighbourhood parks are planned at key locations. A pocket park at the
Harry Bailey Aquatic Centre allows for programmed outdoor recreational
activities. A park at SIAST could be programmed for use by students
and include skateboarding and small court sports such as basketball.
Neighbourhood parks east of Victory Church and at Idylwyld and 26th
Street would provide play opportunities for young children in nearby
developments.
The inactive CN Rail Spur running parallel to 1st Avenue is given new life
as a greenway which is described in more detail later on.
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Figure 5.30 - Winter scene in Oslo, Norway
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Figure 5.29 - Site green network
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5.3.3 Bridge Park
The Bridge Park addresses the most significant challenge of the site.
Connecting both sides of the site and joining them to the larger street
network, the Bridge Park creates a safe and efficient way for both vehicles
and pedestrians to pass over the tracks. A parkade is proposed beneath the
bridge allowing the City to meet demand for parking in the downtown core,
and to generate income.
Located at the heart of North Downtown, this elevated park accentuates
already significant views to the south east and will itself be an iconic
structure and identity-giving space for the development. Protection from
winter winds is provided by adjacent buildings on the north and west side
of the park. This large, high amenity green space will be a tremendous
addition to the development.

WEST SLOPE

UPPER PARK TERRACE

Figure 5.31 - Bridge Park precedents
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Figure 5.32 - Bridge Park ilustrative plan
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5.3.4 Greenway
The existing 1.5 kilometer long CN Rail Spur will become a linear park
system with connections to Woodlawn Cemetery to the north and to TCU
Place to the south. Varying in width from 60 meters to 12 meters wide, the
greenway accommodates a variety of uses.
The northern section of the greenway will have a more natural character,
and become more urban as it extends south. Programmed spaces will
include a dog park, community garden, nature play, a tot lot and a series of
warming huts to offer shelter in the winter.

Figure 5.34 - Community garden plan
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Figure 5.35 - Section B - Community Garden
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Figure 5.36 - Greenway plan - north section
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Figure 5.37 - Section A - Dog park
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C
Narrowing to accommodate townhouses
south of the community garden,
the greenway becomes a 12m wide
promenade for pedestrians and cyclists.
Throughout, the rail line will be
remembered in site details; sections of
rail line may be left in place or recalled
in paving patterns.

C

Figure 5.38 - View of Greenway looking south
Figure 5.39 - Greenway plan - mid section
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Figure 5.40 - Section C - Promenade
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D

Figure 5.41 - Greenway plan - south section
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Figure 5.42 - Section D - John Deere Block
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5.3.5 Play Areas
Play areas are incorporated throughout the neighbourhood at differing
scales and are seen as an important part of the open space network.
Plans inside interior courtyards at private development parcels create
opportunities for small scale play spaces. A tot lot is shown off the
greenway south of King Street; micro-parks may be woven into the fabric of
the community where spaces between parcels allow. Larger neighbourhood
parks are spaced throughout the site to ensure that all residents have easy
access to open space for play. All play areas should be integrated into the
open space design and take on a natural character.

Figure 5.43 - Play areas geared to winter
activities
The Greenway may also be seen as a play area in itself, with opportunities
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for running and cycling. Warming huts along its length make it an attractive
walking route in winter as well as summer.
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Figure 5.44 - Water as an integral play element
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Figure 5.45 - Play areas diagram
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5.3.6 Habitat
Areas for habitat have been incorporated at all green spaces. Continuous
linkages of habitat are most advantageous to wildlife, and these have been
provided through areas of native and ornamental plantings. Shrubs and
trees with persistent fruits are to be used to provide birds with winter food
source.
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Figure 5.47 - Restorative habitat example
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Figure 5.48 - Ornamental and native plant
habitat
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Figure 5.46 - Habitat zone diagram
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5.3.7 Trees and Street Trees
Trees in the proposed parks and open spaces as well as in the new streets
are a critical aspect of the North Downtown Master Plan. Sufficient and
quality growing medium should be considered to ensure healthy and robust
trees during detailed design of the parks, open spaces and streets. In street
rights-of-way this may be achieved with the use of structural soil cells.

5.3.8 Urban Agriculture
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Urban agriculture was identified through public consultation as being
important to Saskatonians. In response, opportunities to grown food have
been included at various scales throughout the open space plan. Significant
gardening space is provided at the community garden and allotment plots
adjacent to the CPR rail line. Urban agriculture is incorporated into plans
for the SIAST park, and Bridge Park.
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Figure 5.49 - Urban agriculture as an inclusive and educational element
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Figure 5.50 - Urban agriculture diagram
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5.3.9 Storm Water Management
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Storm water management plans include spaces for snow storage, snow
melt, and to retain rain water before it goes into the storm sewer system.
Retention strategies include swales, dry ponds, storm water features and
planted rain gardens.
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Figure 5.52 - Storm water swale at Dockside Green in Victoria
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Figure 5.51 - Storm water strategy diagram
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5.4 Community, Arts and Culture
This section builds upon the six Key Directions represented within the City
of Saskatoon Culture Plan 2011:
• Direction 1 Arts and Culture Sector: Build capacity within the
cultural sector.
• Direction 2 Heritage: Ensure cultural heritage is conserved and
valued.
• Direction 3 Youth: Cultivate conditions for youth and young
professionals to thrive.
• Direction 4 Diversity: Value and celebrate diversity and
strengthen opportunities for cultural interaction.
• Direction 5 Neighbourhoods: Support and enable cultural
development at the neighbourhood level.
• Direction 6 City Centre: Develop the city centre as a cultural
district.
Based on the directions outlined in the Culture Plan and the development
of the master plan, five areas of cultural activity are planned for the North
Downtown:

Creative Hub (Phase 1)
This hub builds upon the creative energy generated by the presence of the
University of Saskatchewan Architecture School that may occupy the historic
John Deere Building in the Warehouse District. The development of live/
work/studios along the Greenway further encourages this type of enterprise
through permanent locations for creative businesses and business owners.
Opportunities for public art along the Greenway connecting to TCU Place
to the south extend the focus on creativity from this hub south to the
downtown.
Key Directions: 1, 2, 3, & 6

Street Plaza (Phase 2)
The secondary nature of the northern-most street flanking the Bridge Park
provides the opportunity for this infrastructure element to function at
specific times as a street plaza for community and civic events. A cultural
building serves as an anchor at the west end of the Park, providing for
amenities including washrooms and potentially an indoor environment to
support winter activities.
Key Directions: 1, 3, 4, 5 & 6
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Social Hub (Phase 2)
This component focuses on providing services for residents of the community
with space available for programmed elements such as a daycare, seniors’
centre, community kitchen and an adult learning centre. To contribute
to the social vibrancy of the area it is key that this hub be located near
the Bridge Park. Connecting the area to food production and preparation
allows a contemporary realization of urban agriculture to tie back to the
historical focus on the movement of wheat and other food staples.
Key Directions: 1, 2, 3, 4 & 5

Community Recreation Hub (Phase 2)
Existing recreation services provided at Harry Bailey Aquatic Centre will
be further augmented to meet the needs of the existing communities to
the north and west, SIAST students, faculty and staff as well as the new
residents of North Downtown.
Key Directions: 1, 3 & 5

SIAST Public Space Node
The creation of a new face to SIAST at a central location within the campus
provides additional opportunities to connect the North Downtown area to
this important post-secondary institution that is an integral component of
the master plan.
Key Directions: 1, 2, 3, 4 & 5
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Community Recreation Hub
- Mid Term (Phase 2)
- Harry Bailey
- Proximity to SIAST
- Proximity to existing communities

Street Plaza
- Mid Term (Phase 2)
- Community Block Party
- Street Festival
- Art & Craft Festival
- Food & Drink Festival
- Movie Festival

Creative Hub
- Short Term (Phase 1)
- John Deere Building
- Architecture School
- Proximity to TCU
- Veneer buildings
- Live/work/studios
- Sculpture along CN
Figure 5
5.53
53 - Community and cultural
cultur zones
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The diagram below suggests locations for public art,
including temporary structures by the students of the
future architecture school. Warming huts are also a great
opportunity to engage the local design community in the
creation of public arts installations.

33rd

Duchess

Figure 5.54 - Warming huts for winter use
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Figure 5.55 - Old tracks become part of the
new surface treatment
25th
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23rd

Figure 5.56 - Location of Public Art, Warming Huts and Public
Washrooms
LEGEND:
Public Art

Warming Hut

Student Art

Public Washroom

Major Public Art

Potential Open Space Connection

Figure 5.57 - Public art installations enhance the quality and character of the public realm
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5.5 Infrastructure
5.5.1 Storm Water Management

33rd STREET

AVENUE B

IDYLWYLD DRIVE

AVENUE C

33rd STREET

32nd STREET

AREA: 41.59 ha

The proposed minor system for storm water management is shown on the
Storm Sewer Concept plan on the opposite page. The minor system to drain
the west catchment area makes use of existing storm sewers that discharge
from the site via the 750mm storm trunk at Idylwyld Drive and 28th Street.
The proposed development in the east of the CPR including Bridge Park
will require demolition or abandonment of existing storm sewers and rerouting of existing minor system flows. However the overall outlet for the
minor system east of the CPR will remain via a new connection to the
900mm storm trunk in 1st Avenue.

DUCHESS STREET

VOLUME: 22020 m3

DUKE STREET

31st STREET

3rd AVENUE

4th AVENUE

IDYLWYLD DRIVE

AVENUE B

AVENUE C

3

5th AVENUE

PRINCESS STREET

30th STREET

KING STREET

1

29th STREET

QUEEN STREET

3rd AV

ENUE

28th STREET

27th STREET
26th

ENUE

AREA: 29.28 ha

ON

S
MIE

ENUE

ENUE

4th AV

5th AV

UE

25th

AVEN

2

ET

STRE

ET

The City of Saskatoon Technical Steering Committee indicated that the
existing storm sewers in the vicinity of this project area are near capacity
and at risk to periodic surcharge during severe storms. Consequently,
the final detailed design for storm water management in the North
Downtown area will need to include storm water storage facilities capable
of holding back the 1:100 year storm water flows. In order to evaluate
the post-development storage requirements, the post development flow
characteristics were estimated from the overall land use plan. The 1:100
year storm water accumulation for the post development condition was
modelled using PCSWMM and the City of Saskatoon 1:100 year hyetograph.
For this simulation, the area was divided into three catchment areas, one
west of the CPR and two east of the CPR. A summary of the 100 year storm
volume and delineation of these catchment areas is shown in the Drainage
Areas diagram and summarized in the table below:

2nd

PACIFIC AVENUE

25th STREET

24th STREET

STRE

VOLUME: 14510 m3

1st AV

26th STREET

AREA: 9.07 ha
VOLUME: 5100 m

ST

24th

JA

3

STRE

ET

Figure 5.58 - Drainage areas

AREA 1

AREA 2

AREA 3

Existing

Proposed

Existing

Proposed

Existing

Proposed

1. Catchment Area
(ha)

29.28

29.28

9.07

9.07

41.59

41.59

a. Greenspace (ha)

2.70

6.33

0.00

0.00

3.73

5.37

26.58

22.95

9.07

9.07

27.86

36.22

2. Average Runoff
Coefficient

0.89

0.81

0.95

0.95

0.89

0.87

3. 1:100 Year
Intensity (mm/hr)

106.53

106.53

124.57

124.57

86.30

86.30

4. 1:100 Year Flow
(m3/s)

7.72

7.02

2.98

2.98

8.90

8.90

Runoff Volume
(m3)

N/A

14610

N/A

5100

N/A

22020

b. Hard Surface
(ha)

Figure 5.59 - Summary of the 100 year storm volume
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Figure 5.60 - Storm Sewer Concept Plan
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5.5.2 Potable Water
The proposed water distribution system is shown in Figure 5.55. This system
shall be looped internally and connected to the 600mm located at 1st
Avenue. Based on the various land uses proposed within this development
area, the 220 L/s fire flow requirement will need to be met throughout all
phases of development. Given the mixed-use nature of this development,
the per-capita design flows for single family residential development as
outlined in the City of Saskatoon Development Standards Manual would
not be applicable in the North Downtown project area. Consequently, the
following assumptions for water consumption were used for this study:
• Average Daily Demand = 230L/capita/day
• Peak Day Demand = 483 L/capita/day
• Peak Hour Demand = 736 L/capita/day
A summary of the estimated water consumption based on the population
estimates contained within this report are as follows:
• Average Daily Demand = 2732 m3/day
• Peak Day Demand = 5737 m3/day
• Peak Hour Demand = 8743 m3/day
Additional details are shown on the table below:
Water Demand (m3/day)

Land Use

Parcel
Area
(ha)

Residential
Population

Retail/Office
Equivalent
Population

Average
Day

Peak
Day

Peak
Hour

Phase 1A-Mixed Use

1.21

174

679

196.17

411.96

627.75

Phase 1B-Mixed Use

1.25

200

533

168.53

353.91

539.30

Phase 1C-Mixed Use

0.79

84

264

80.13

168.28

256.43

Phase 2A-HD Res.

1.72

602

40

147.77

310.31

472.86

Phase 2B-Med/HD
Res.

2.73

950

0

218.50

458.85

699.20

Phase 2C-Mixed Use

3.27

447

1325

407.58

855.91

1304.25

Phase 3-Med/HD
Res

2.03

709

0

163.07

342.45

521.82

Phase 4-Mixed Use

16.45

4487

1384

1350.31

2835.66

4321.01

TOTAL FOR PROJECT
AREA

29.44

7653

4226

2732

5737

8743

Figure 5.61 - Summary of project area water consumption
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Figure 5.62 - Proposed water distribution diagram

CHAPTER 5 - THE PREFERRED PLAN

141

SASK ATO ON NORTH D OWNTOWN MASTER PL AN

5.5.3 Wastewater Collection System
The proposed wastewater collection system shown in Figure 5.57 conveys
flows via the 750mm trunk sewer to the interceptor sewer near the river.
As the City of Saskatoon is currently contemplating changes to their
standard methods for calculating peak sewage flows, two approaches to
this calculation were considered. The first of these is a standard Harmon
calculation based on estimated population densities as outlined within this
study. The second calculation method uses the proposed, “flow by building
type” approach currently under development by Infrastructure Services. As
the City has not confirmed this new approach as it pertains to mixed-use
buildings, the estimated sewage flows were calculated using the traditional
Harmon formula approach with an estimated average daily flow of 230L/
capita/day.
The equivalent residential population of the multi-use development areas
was provided in the development statistics table. For the office and retail
contributions, equivalent populations were generated using projected
floor space ratios and a rate of one person per 23 m2. The table below
summarizes the results of this calculation.

Land
Use

Parcel Area
(Ha)

Residential
Population

Retail/Office
Equivalent
Population

Phase 1A Mixed Use

1.21

174

Phase 1B Mixed Use

1.25

Phase 1C Mixed Use

0.79

Harmon Peaking Factor

I&I
(L/s)

Combined
Peak Flow
(L/s)

Residential

Commercial

679

4.17

3.90

0.21

8.28

200

533

4.15

3.96

0.21

8.32

84

264

4.26

4.10

0.13

8.50

Phase 2A - HD 1.72
Res

602

40

3.93

4.33

0.29

8.56

Phase 2B
- Med/HD
Res

2.73

950

0

3.81

0.00

0.46

4.28

Phase 2C Mixed Use

3.27

447

1325

4.00

3.72

0.56

8.27

Phase 3
- Med/HD
Res

2.03

709

0

3.89

0.00

0.34

4.24

Phase 4 Mixed Use

16.45

4487

1384

3.29

3.70

2.80

9.79

29.44

7653

4226

31.51

23.72

5.00

60.23

TOTAL FOR
PROJECT
AREA

*Constants used for Harmon equation: F=230 L/capita/day, K=86400 s/day, I&I=0.17L/s/ha. Equivalent population for commercial based on floor area estimates and 1 person/23m2).

Figure 5.63 - Summary of project area water consumption
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Figure 5.64 - Proposed waste water collection system

CHAPTER 5 - THE PREFERRED PLAN

143

SASK ATO ON NORTH D OWNTOWN MASTER PL AN

5.5.4 Electrical Considerations
Saskatoon Light & Power (SL&P) is undertaking a study of the Bulk Power
System which includes all of the SL&P electrical transmission lines. The
transmission line of particular interest regarding the North Downtown
Master Plan is a proposal to extend a new transmission line between the
North Central Electrical Substation (Princess Street and 1st Avenue) and
the Avenue C Electrical Substation (Spadina Crescent and Avenue C). The
study underway will be considering multiple options, provide planning
level estimates and provide discussion regarding the other implications
of the individual right of ways. More detailed analysis of these options
will occur following the completion of this study and there will be further
consultations. Given the Council vision to make Saskatoon’s core area as
viable and attractive as possible, including the North Downtown, only an
underground transmission line should be considered.
Saskatoon Light & Power has begun an analysis of the two basic options
to provide an electrical distribution system for the North Downtown area.
One option is an under sidewalk vault concept which would include vaults
located in larger buildings or structures. This is the preferred option from
an urban design point-of-view which has been illustrated in the crosssection to the right.
The other concept would be to place pad-mount electrical utility equipment
at grade level upon the property of a particular development. Saskatoon
Light & Power is aware of the need to consider the aesthetics as well as
the functionality of the distribution system. Individual developments
will have to accept the specific electrical costs related to the specific
development.
In addition, there are the offsite costs which must be apportioned
reasonably to each development. This is complicated by the expectation
that fully developing this area to the Master Plan occupation density could
take a substantive period of time. At this time it is not possible to suggest
which electrical distribution system concept will be recommended. In the
future an electrical distribution system concept will be approved and it is
expected to be applied throughout the area excepting servicing which has
already occurred.
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ROOT ZONE

ROOT ZONE

ELECTRICAL DISTRIBUTION +
TELECOMMUNICATIONS UNDER
SIDEWALK (800x800mm Concrete
duct formation)

STORM
DISTRICT ENERGY DISTRIBUTION
UNDER SIDEWALK
(Trench width 850-1400mm)

WATER
NATURAL GAS
DISTRIBUTION

4.5

3.0

3.4

ELECTRICAL VAULT
UNDER SIDEWALK
(BETWEEN TREES)

SANITARY

3.0
9.1 T.W.

4.5
3.5

16.0 R.O.W.

NOTE:
DEPTHS OF WATER/SEWER/STORM UTILITIES WILL VARY. MINIMUM DEPTH OF
COVER BASED ON CONSTRUCTION DEVELOPMENT STANDARDS, AS FOLLOWS:
STORM
SANITARY
WATER

- 1.85m
- 2.90m
- 2.90m

Figure 5.65 - Preliminary location of underground services and utilities in the narrowest right-of-way proposed in the master plan
(16.0 metres - Mews)

CHAPTER 5 - THE PREFERRED PLAN

145

Attachment 5

Development Statistics: Full Build-out
Residential Land Area: 31 ac
Mixed Use Land Area: 40 ac
Green Space: 11 ac
Public Utility: 2 ac

Total Number of Dwelling Units: 4,300
4
Population: 7,650

Comparison with New Grreenfield Suburban
North Downtown

Blairmore 2

Residential Land Area: 31 ac

Residential Land Area: 300 ac

Total Units: 4300 units

T t l Units:
Total
U it 4200 units
it

Net Density: 51 upa

Net Density: 13 upa

p
7650
Population:

Population: 9800

Raw/Neighbourhood Density: 36 upa

Raw/Neighbourhood Density: 8 upa

Green Space: 9% of gross land
area (11 ac )

Green Space: 12% of gross land area
(35 ac)

Current Population Estimate for the
Central Industrial Area: 210

Attachment 6

Preliminary Financial Analysis by Coriolis Consulting Corp. (excerpt)
1. Base Condition: Estimated Value of City-Ownded Land under Existing Zoning
Exhibit 1: Estimated Value of City owned Land Under Existing Zoning
Industrial Lands
West of CPR - Industrial
North of 25th Street - Industrial
Total Value - Industrial
Less Demolition of Existing City Yards
Less Remediation
Net Value after Demolition and Remediation

Estimated Land
Area in Acres
3.0
21.5
24.5
n/a
n/a
n/a

Estimated Value
Per Acre
$400,000
$400,000
n/a
n/a
n/a
n/a

Estimated Total
Value
$1,200,000
$8,600,000
$9,800,000
$500,000
$6,500,000
$2,800,000

RA1 Lands

Estimated Land
Area in Acres

Estimated Value
Per Acre

Estimated Total
Value

North of 25th Street - RA-1

0.9

$4,356,000

$3,920,400

South of 25th Street - RA-1

3.6

$4,356,000

$15,681,600

Total South of 25th Street

4.5

n/a

$19,602,000

Estimated Land
Area in Acres
29

Estimated Value
Per Acre
n/a

Estimated Total
Value
$22,402,000

Total Estimated Combined Value
Total Value of Industrial and RA1 Lands

Concepts Analyzed
This report summarizes the results of the analysis for two
different concepts. They share many similarities, however,
a key difference between the two concepts is that one
includes the creation of a large park that spans the CP rail
corridor which bisects the study area while the other does
not. The inclusion of the larger park results in less developable land in this option. In addition (due to the different
park locations), there are minor differences in road layouts
between the two options.

2. Recommended Option: Bridge Park
1. Scenario 1 includes all of the estimated land development costs as outlined in Section 3.2.2.
2. Scenario 2, excludes specific land development costs which are not directly associated with developing
the City's lands and could be viewed as items that benefit the surrounding property owners (as
identified by the City). This includes the pedestrian and bicycle bridge that crosses the CP Rail corridor
connecting 31st Street and Princess Avenue and the portion of the proposed greenway (including the
associated land acquisition costs) that is located north of King Street (and is not adjacent to the City's
property).
Exhibit 3: Summary of Financial Analysis for Option 2 - Bridge Park Concept
Summary of Land Development Revenues and Costs
Gross Revenues Before Inflation
Inflation on Revenues
Commissions
Net Revenues
Land Acquisition
Land Development Costs
Soft Costs, Administration, Management, Taxes, Financing
Contingencies
Inflation on Costs
Total Costs
Revenues Less Costs

Scenario 1: All Costs
Included
$71,826,105
$0
$0
$71,826,105
$5,375,000
$94,474,035
$19,157,522
$10,835,583
$0
$129,842,140
-$58,016,035

Scenario 2: With
Specific Costs
Excluded
$71,826,105
$0
$0
$71,826,105
$4,925,000
$86,973,035
$17,814,827
$9,295,283
$0
$119,008,145
-$47,182,040

The "Bridge Park". This concept can be summarized as follows:
The concept includes about 23.4 acres of developable land that is already owned by the City or
assumed to be acquired as part of the land development process. This includes 7.3 acres identi¿ed
for mixed-use development and about 16.1 acres
identi¿ed for multifamily residential development.
A large (about 5 acre) new elevated park (Bridge
Park) spans the CP Rail corridor, connecting the
existing and planned new neighbourhoods on each
side of rail line.
The concept includes twin bridges crossing the
CP Rail corridor (forming part of Bridge Park), linking the east and west sides of the study area (and
existing neighbourhoods).

3. Neighbourhood Park Concept
1. Scenario 1 includes all of the estimated land development costs as outlined in Section 3.2.2.
2. Scenario 2, excludes specific land development costs which are not directly associated with developing
the City's lands and could be viewed as items that benefit the surrounding property owners (as
identified by the City). This includes the pedestrian and bicycle bridge that crosses the CP Rail corridor
connecting 31st Street and Princess Avenue and the portion of the proposed greenway (including the
associated land acquisition costs) that is located north of King Street (and is not adjacent to the City's
property).
Exhibit 2: Summary of Financial Analysis for Option 1 - Neighbourhood Park Concept
Summary of Land Development Revenues and Costs
Gross Revenues Before Inflation
Inflation on Revenues
Commissions
Net Revenues
Land Acquisition
Land Development Costs
Soft Costs, Administration, Management, Taxes, Financing
Contingencies
Inflation on Costs
Total Costs
Revenues Less Costs
p

g

Scenario 1: All Costs
Included
$82,877,297
$0
$0
$82,877,297
$5,375,000
$53,682,634
$13,324,604
$9,185,138
$0
$81,567,376
$1,309,921

Scenario 2: With
Specific Costs
Excluded
$82,877,297
$0
$0
$82,877,297
$4,925,000
$46,011,634
$11,948,759
$7,593,838
$0
$70,479,231
$12,398,066

The "Neighbourhood Park" . This option was evaluated as a lower cost alternative to the preferred
concept that is the focus of the Master Plan report. It
can be summarized as follows:
The concept includes about 27.3 acres of developable land that is already owned by the City or
assumed to be acquired as part of the land development process. This includes 7.3 acres identi¿ed for
mixed-use development and about 20.0 acres identi¿ed for multifamily residential development.
A new 2 acre neighbourhood park is located near
the centre of the City's lands (between 26th Street
and Queen Street) adjacent to a new north-south
greenway (on the former CN rail spur).
The concept includes a new bridge that crosses
the CP Rail corridor, linking the east and west sides
of the study area (and existing neighbourhoods).

SASK ATO ON NORTH D OWNTOWN MASTER PL AN

Attachment 7

3.4 Themes Common to All Groups
3.4.1 Connectivity: Connect Parts of the City
Historically and Currently Divided
Connectivity was the strongest theme in all three phases. What had
previously seemed an impossible dream—‘deal with the vast and gaping
hole in the middle of the city by connecting the City from north to south,
east to west’ emerged as a powerful unifying vision for the citizens of
Saskatoon. People were excited by the potential of a Master Plan that could
open up connections to the entire city that were previously unimaginable.
Many stories were told of dodging the trains, or cycling convoluted routes to
go what should be a very direct route. Opening access to the river with bike
paths, walking trails and roadways was applauded and seen as essential for
the area. Opportunities to plan and build strong and respectful linkages with
the surrounding communities was a common message. It was the thrill of
connectivity that led citizens to suggest a hybrid of the two proposed plans.
Citizens wanted both the land bridge AND the greenway along the rail spur;
incorporating both of these options ensures connection north and south,
and east and west. The ability to connect with the downtown core was
especially applauded at the June event when the Downtown Plan was being
introduced at the same time.

3.4.2 Transportation
Closely linked to Connectivity was Transportation. Participants want
linkages and transportation to include a variety of means, including foot
traffic, cycling, LRT, transit, and other alternatives to automobiles. During
the third round of consultations, people acknowledged that by the time the
plan is implemented and developed, transportation modalities may look
quite different than they do today. A common theme among participants
focused on how public transportation would move people to and around the
parks. While people championed the need for connectivity, there were also
those who gave a thumbs down to any consideration of a road across the land
Figure 3.18 - Connecting streets strate- bridge, preferring that it be left as one continuous park with pedestrian and
gies
cycling access only. Traffic on either side of the land bridge was seen as
disruptive by some but endorsed by the majority. Beyond that, participants
stressed that traffic flow around the parks and immediate communities
would have to be carefully planned and developed, and were particularly
concerned with Idylwyld traffic.
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3.4.3 Green space and Trail System
Connectivity was very closely followed by park space, sports fields, treed
trails, ponds and water features. The ability to connect with agricultural roots
through local food production and community gardens was emphasized by
all groups.
There was strong support for having green spaces and parks, especially
near the downtown core. Participants encouraged expanding the idea of
what the parks could be and what activities they could support (public
gardens, sports, festivals, etc.). Many participants wanted recreational
activities, such as running, cycling, and snowshoeing to be incorporated
with the development of the parks. People suggested a skating loop around
the land bridge park and alongside the rail spur pathway. Creating a vista
and contemplative spaces within the parks, particularly the land bridge was
encouraged.
Participants also wanted more green space and community gardens
incorporated into the warehouse district; a small number gave a thumbs
down to everyone being within 5 minutes access to green space “That’s too
far. It should be less”, thus reinforcing the passion that participants have
for the green space outlined in the plan. The idea for a fenced off leash
area for dog walkers was applauded. “Fenced=Perfect! Thank you!”

“F.L. Olmstead used a
vista/path tactic in Central
Park to allow the visitor to
‘see’ where they were or are
going along the path. One
bridge could easily see the
other, offering the same
type of experience”
“The land bridge is a
fabulous idea but once you
put cars on it, it singularly
limits its function as pure
bridge”

3.4.4 Winter City
During the first two consultations, participants were adamant that the
reality of a Saskatoon prairie winter be a serious consideration when
developing the plan. Respondents noted that there are unique needs and
challenges that come with being located in a northern climate faced with
prolonged winters. Based on this feedback, the needs and challenges
were more fully incorporated into the plan to reflect the reality of winter.
Road, path and parking lot snow clearing considerations, climate oriented
design, boulevards for snow storage, and winter specific infrastructure were
presented in the final presentation. Warming huts along pedestrian and
transit routes were encouraged.
This was met with resounding support, with participants citing the
acknowledgement of winter as a critical factor as one of their favorite parts
of the plan.

Figure 3.19 - The inclusion of areas for
warming during winter months was an
important concern

CHAPTER 3 - PUBLIC AND STAKEHOLDER INVOLVEMENT

83

SASK ATO ON NORTH D OWNTOWN MASTER PL AN

3.4.5 Parking
While people acknowledge that this project will become a reality in years to
come, they tend to offer feedback through a present day lens. Participants
call for parking propels present day transportation modalities—the car—
into the future. While it is anticipated that cycling, pedestrian and transit
will increase in Saskatoon over the next few years, participants cautioned
the project team not to forget that Saskatoon is a car-oriented city. This
orientation, coupled with the North Downtown becoming a destination
demands that the site have parking for both residents and visitors.
Participants emphasized the importance of the North Downtown as a
gathering place, and suggested that there would have to be the parking
capacity to enable the community to come together. Underground parking
associated with the land bridge was seen as an innovative solution to the
parking dilemma. One participant, who did view things in a futuristic
light suggested that the team “take inspiration from the end scene of
Mission Impossible Ghost Protocol and consider automated parking garage
buildings which place parking upward vs. outward.” (The garage was built
at the Canadian Motion Picture Park in Vancouver. (jerrygarret.wordpress.
com/2011/12/22/where-was-that parking garage in mission impossible
iv/)

3.4.6 Planning for an Attractive Sustainable Site
Participants were clear that the planning process is crucial to proper
execution and development. They applauded the fact that they were being
involved and consulted to provide their input. People were clear that
planning should be proactive and forward thinking, always bearing in mind
the future uses and needs of the community. There was strong support
for mixed use planning, as well as high density planning. Participants
saw this plan as an exciting opportunity to create a strong identity for the
community.
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3.4.7 Development and Architectural Guidelines
Participants were emphatic that the City demand high development and
architectural guidelines for the North Downtown Development. Some
participant’s emphasized ‘control’ would be a stronger demand than
‘guidelines’. People want to see “creative and beautiful architecture in
housing, store fronts, play structures—everything. Everything needs to be
approached with an eye to creating a pleasing aesthetic.” There was a
strong sentiment that Saskatoon has “just settled for whatever the developer
wants to do” and “let’s force policies and bylaws to avoid horrible buildings
like the new Holiday Inn.”

3.4.8 Mid to High Density
People expressed that “unless the development can reach a high enough
residential threshold the project will not be successful.” The proposal for a
mid to high density development was also acknowledged by the participants
as being “important if we want to keep our young people here, and attract
young a savvy people to make a life in Saskatoon.” This meant that a
percentage of the properties needed to include attractive price points, and
have range of options from townhouses to apartments. “Take advantage of
sky space and build-up! If we want to be a big city we HAVE to build up.”
People also welcomed placing many properties on street level to encourage
‘eyes on the street’.

3.4.9 Amenities
A local grocery store was frequently mentioned as the key to success in
the North Downtown. Amenities and gathering spots such as coffee shops,
bistros, shops and galleries were encouraged. Saskatoon’s Broadway
district was used as an example of a unique area that celebrated the local
Saskatoon culture and created a vibrant community.

3.4.10 Let’s Get Building
Participants were enthused by the North Downtown Master Plan and eager
for it to be built sooner, rather than later. Many expressed that the “time
is now. We should be fast-tracking this while the province is booming!”
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Council Chamber
City Hall, Saskatoon, SK
Tuesday, May 20, 2014
at 6:00 p.m.

MINUTES OF THE REGULAR MEETING OF CITY COUNCIL

PRESENT:

His Worship the Mayor, in the Chair;
Councillors Clark, Davies, Donauer, Iwanchuk, Jeffries, Loewen,
Lorje, Olauson, and Paulsen;
City Manager Totland;
City Solicitor Warwick;
CFO & General Manager, Asset and Financial
Management Bilanski;
General Manager, Community Services Grauer;
A/General Manager, Corporate Performance Wallace;
General Manager, Transportation and Utilities Jorgenson;
City Clerk Sproule; and
Deputy City Clerk Bryant

Moved by Councillor Olauson, Seconded by Councillor Paulsen,
THAT the minutes of regular meeting of City Council held on May 5, 2014, be
approved.
CARRIED.

MINUTES OF THE REGULAR MEETING OF CITY COUNCIL
TUESDAY, MAY 20, 2014
PAGE 83

2.

Audit Report – Landfill Revenue Collection System
(File No. CK. 1600-11)

RECOMMENDATION:

that the information be received.

ADOPTED.
In accordance with the process developed for release of summary reports on in-camera
audits once they have been reviewed by the Audit and Executive Committees, attached is
a one-page summary of the Audit Report – Landfill Revenue Collection System.
The summary report has been placed on the City’s website www.saskatoon.ca under “A”
for Audit Reports.

REPORT NO. 8-2014 OF THE EXECUTIVE COMMITTEE
Composition of Committee
His Worship Mayor D. Atchison, Chair
Councillor C. Clark
Councillor T. Davies
Councillor R. Donauer
Councillor D. Hill
Councillor A. Iwanchuk
Councillor Z. Jeffries
Councillor M. Loewen
Councillor P. Lorje
Councillor E. Olauson
Councillor T. Paulsen

1.

North Downtown Master Plan – Interim Report #2
(File No. CK. 4130-13)

RECOMMENDATION:

1)

that the North Downtown Master Plan include the
concept of a Bridge Park over the CP rail line with a
combination of a park and traffic bridge;

2)

that the North Downtown Master Plan be completed
and the concept plan be submitted to City Council for
approval; and
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3)

that the Administration report further on the Area
Revitalization Program as an option to finance the
North Downtown Project.

ADOPTED.
Your Committee has reviewed and submits the attached report of the General Manager,
Corporate Performance Department dated May 5, 2014, providing a status of the North
Downtown Master Plan project as a draft master plan nearing completion.

2.

Election to FCM National Board of Directors
(File No. CK. 155-2)

RECOMMENDATION:

that Councillor Paulsen be authorized to put her name forward
to stand for election to the Federation of Canadian
Municipalities (FCM) National Board of Directors.

ADOPTED.
Your Committee submits the above recommendation authorizing Councillor Paulsen to put
her name forward to stand for election to the Federation of Canadian Municipalities (FCM)
Board of Directors.
His Worship the Mayor assumed the Chair.
Moved by Councillor Paulsen, Seconded by Councillor Clark,
THAT the report of the Committee of the Whole be adopted.
CARRIED.

ADMINISTRATIVE REPORT NO. 9-2014 - CONTINUED
Section A – COMMUNITY SERVICES
A3)

Discussions with the YMCA for a New City Centre Recreation Facility
(Files CK. 610-1 and RS. 610-25)

RECOMMENDATION:

1)

that the Administration be authorized to continue
discussions related to a partnership with the YMCA to
develop a City Centre Recreation Facility and a draft
Agreement in Principle;

