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EXECUTIVE SUMMARY 

 

Edgemont Park Estates (the Developer) is applying to rezone and subdivide a 51.6 ha (127.4 acre) 

parcel, located in the SE 1/4 of Section 33, Township 35, Range 5, W3M from AR-1 – Agricultural 

Residential 1 District to CR-4 – Country Residential 4 District.  The purpose of the subdivision 

and rezoning is to provide for a multiple country parcel residential development including 99 lots 

with an integrated recreational component. The recreational amenity will consist of 

tennis/pickleball courts as well as an outdoor rink that could also be used for lacrosse / basketball.  

Walking trails, a toboggan hill, passive recreational areas and a climbing boulder have also been 

incorporated into the development.  The recreation area will also feature adult fitness equipment 

(similar to the type of equipment used at River Landing in the City of Saskatoon) and a children’s 

play area. The recreational component of the development has been well thought-out, as it provides 

opportunities for use year-round with equipment that has been tested in a northern climate and is 

suited for people of all ages and abilities.  This proposed recreation area will benefit members of 

the proposed Edgemont Park Estates community, but also existing residents in the RM of Corman 

Park region.   

The proposed development is situated on lands located within the RM of Corman Park No. 344, 

approximately 2.5 km south of the City of Saskatoon, immediately west of Clarence Avenue and 

south of Prairie Lane.  There are several existing multiple parcel country residential developments 

located in the immediate vicinity of the proposed Edgemont Park Estates development.    

A preliminary grading and drainage plan were completed by Bullée Consulting at the request of 

the developer.  The proposed storm water network is comprised of a series of shallow ponds and 

retention areas located within Municipal Utility parcels.  The Development will include rural 

cross-section type roadways with drainage provided by shallow ditching and culverts as necessary 

to direct runoff to storm water retention facilities (Municipal Utility areas). The ponds will be 

excavated to an elevation of 501.0 m which is slightly higher than the static water levels observed 

surrounding the site, and remain approximately 0.5 m above ground water elevations.  Based on 

these elevations, the pond areas, although saturated, are not expected to realize a significant 

amount of standing water and may be completely dry from time to time.  A series of 

recommendations were also made including calculation of storage volume required for the 

development in a 1:100 year storm event plus 25%. Additionally, the Safe Building Elevation 

(SBE) was calculated at 503.75 m, which corresponds with the findings of the geotechnical 

investigation.   

A Traffic Impact Assessment was undertaken by WSP in June of 2017.  Turning lane movement 

counts were in June 2017 with follow up counts undertaken in September, 2017. Combined with 

an annual 2.0% to the study intersections, it was determined that both the proposed North and 

South intersections are expected to operate at acceptable conditions during the morning and 

afternoon peak hour at full buildout.  Neither access requires Area System Lighting nor turning 

lanes, according to MHI warrants.  Further analysis of Clarence Avenue and Grasswood Road 

indicated that the existing four-way-stop control accommodates significant traffic demand and will 

continue to do so with the expected increase in volume attributed to Edgemont Park Estates.  It 

was recommended that extending the 60 km/h posted speed limit to Baker Road be considered to 

reduce potential conflicts along Clarence Avenue.  The Public Works Department at the RM of 
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Corman Park has reviewed the TIA, including proposed access points and has agreed with the 

recommendations made therein.   

Potable water will be supplied by the Dundurn Rural Water Utility (DRWU).  This utility will 

manage the on-site water distribution lines and associated infrastructure.  The Developer has also 

been in contact with SaskEnergy and SaskPower to confirm that the utility providers can service 

the proposed development. 

A septic system feasibility study and subsequent report was completed by Aleena Pawlik of 

Imagine Contracting in May, 2017.  A follow-up Cumulative Nitrate Impact Assessment study 

was undertaken by SNC Lavalin using the data obtained from the septic system feasibility study 

to review the potential for nitrate migration from the Onsite Wastewater Treatment Systems 

(OWTS) to potential receptors (e.g. potable wells).  The report concluded that, based on 

preliminary modelling results, if an advanced OWTS be installed such as Bio-Microbics 

BioBarrier, it would be capable of producing effluent with significantly lower levels of nitrogen.  

It was also concluded that long term risks to groundwater supplies are not anticipated.  As such, 

the Developer proposes to use an advanced OWTS such as Bio-Microbics BioBarrier at each 

development lot.  This requirement will be outlined in the sales agreement between the Developer 

and future lot owners.  This will also ensure that proper placement on each individual lot can be 

achieved.  The Developer has already established a Septic Utility.  The Utility will be charged with 

ensuring that both ongoing maintenance and regular inspections are occurring by certified 

individuals at the proposed development, as well as the overall administration of the septic utility, 

including sign-off with respect to site placement of each individual system.  Lastly, the Developer 

is proposing that each OWTS be outfitted with a fail-safe system connected to a control panel, 

which will email the Utility, homeowner, as well as the maintenance provider should an error be 

detected at any point.   

A Public Open House was held on August 31, 2017 at the German Cultural Centre.  Prior to the 

Open House, a letter was distributed to all neighbours within one mile (1.6 km) of the proposed 

development informing residents of the open house, as well as the intent of the Developer to apply 

for a new zoning district at the subject site.  Concerns expressed by residents largely consisted of 

the proposed development detracting from the rural feel of the area, as well as increased traffic 

volumes.  Additional concerns cited included effect on existing residents as it pertains to the 

capacity of the potable water system; wastewater management and treatment; and, light and noise 

associated with additional residents living in the area.  Further to the Public Open House, some 

adjustments were made to the overall concept plan, including: (1) Reduction in the total number 

of lots from 105 to 99; (2) Increase in the size of lots adjacent to Prairie Lane; (3) Addition of a 

north access point off Clarence Avenue to eliminate the need to use Prairie Lane as an access; and, 

(4) Planting of trees along the north perimeter to act as a noise and visual buffer between existing 

residents and future residents of Edgemont Park Estates.  A subsequent letter dated November 8, 

2017 was distributed to residents within one mile of the development identifying the proposed 

changes and also provided a second opportunity for residents to make comments respecting the 

proposed development.  The majority of the concerns expressed included concern over wastewater 

management, drainage, the proposed density of the development, the incorporation of walking 

trails leading to the existing Grasswood community and the use of “Prairie Lane Estates” (which 

was subsequently changed to Edgemont Park Estates) as a name.   Further changes to the 

Development were considered, and several adjustments and modifications were implemented 

following this round of public consultation.   
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1 INTRODUCTION  

 

1.1 PURPOSE  

 

This document shall serve as the Comprehensive Development Review (CDR) document required 

for the re-zoning and subdivision application from AR-1 – Agricultural Residential 1 District to 

CR-4 – Country Residential 4 District.  This review provides a framework for the rezoning and 

subdivision of the proposed parcel of land for the purpose of developing a total of 99 country 

residential lots with an integrated recreational component.   

 

The Developer of the project is Mr. Darren Hagen of Edgemont Park Estates (formerly known as 

Prairie Lane Estates). It is noted that many of the studies undertaken in association with Edgemont 

Park Estates (geotechnical, cumulative nitrate analysis, drainage study, TIA) refer to the 

development as Prairie Lane Estates.  The Concept Plan for the Development is attached as 

Appendix “A” to this document. The Plan of Proposed Subdivision for Phases 1 and 2 of the 

development are also included in Appendix A.    

 

Questions on the proposal or the material contained within this document should be directed to 

Jim Walters, RPP, MCIP, Principal Planner at Crosby Hanna & Associates (306-665-3441).   
 

1.2 OVERVIEW  

 

It is the intention of the Developer to rezone and subdivide the land to accommodate a multiple 

parcel country residential development with integrated recreational component.  The proposed 

development is located approximately 2.5 km to the south of the City of Saskatoon, immediately 

west of Clarence Avenue and south of Prairie Lane Road.   

 

The RM of Corman Park Council recently amended their Official Community Plan and Zoning 

Bylaw to provide for development of acreage lots not exceeding two lots per acre, or 0.5 acre lots 

in the CR-4 Zoning District.  The amendment to the Zoning Bylaw to provide for the development 

with density not exceeding two lots per acre in the CR-4 District received Second and Third 

Readings on July 17th, 2017 (see attached bylaw amendment in Appendix K).   

 

The proposed Edgemont Park Estates was designed to provide for lots as small as 0.5 acres, but 

the overall density is well above the 0.5 acre minimum (or below the 2 lots per acre as identified 

in the CR-4 Zoning District).  The density of the proposed Edgemont Park Estates is well below 

the maximum of 2 lots per acre and is provided below: 

 

Phase 1:  1.58 lots per acre 

Phase 2:  1.02 lots per acre 

Overall:  1.29 lots per acre 

 

A policy review and zoning bylaw review are provided in Sections 5.1 and Section 5.2 of this 

report.   
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2 INVENTORY AND ANALYSIS 

 

2.1 EXISTING LAND USE 

 

The proposed development site consists of approximately a 51.6 ha (127.4 ac) of land on the SE 

¼, Section 33, Township 35, Range 5 W3M.  The site is currently characterized by relatively flat 

and low gradient terrain, with small depressions susceptible to retaining water during spring runoff, 

higher intensity rainfalls and wet years.   

 

Other land uses in the area consist of a mixture of multiple parcel country residential development, 

agricultural land (both grain farming and pastureland) in addition to the Saskatoon SPCA, which 

borders the proposed Edgemont Park Estates development on a portion of the east side.  The closest 

highways to the proposed development are Provincial Highway #219, approximately 800 m to the 

west of the west boundary and Provincial Highway #11, located approximately 2.0 km east of the 

east boundary of the subject parcel (see land use map on following page). 

The Existing Land Use Context of the Proposed Development is as Follows: 

 

North 

 - Prairie Lane     Adjacent to north boundary  

 - Organized Hamlet of Grasswood  Adjacent to north boundary 

 - Grasswood Road    Approx. 800 m north of north boundary 

 - City of Saskatoon    Approx. 2.6 km north of north boundary 

 

South 

 - Pasture land     Adjacent to south boundary  

 - Organized Hamlet of Casa Rio  Kiddy corner to southeast corner  

 - Care home      Approx. 150 m south of south boundary 

 - Baker Road     Approx. 1.6 km south of south boundary 

 

West 

 - Pasture land     Adjacent to west boundary 

 - Highway 219     Approx. 800 m west of west boundary 

 

East 

 - SPCA     Adjacent to east boundary 

- Clarence Avenue / Range Road 3053 Adjacent to east boundary 

 - Casa Rio Estates    Kiddy corner to southeast corner 
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Existing Land Uses within one mile of proposed Edgemont Park Estates Development 

 

2.2 PROPOSED LAND USE 

 

The proposed land use is multiple parcel country residential development with an integrated 

recreational component (Country Residential 4 District).  The recreational amenity will feature 

tennis/pickleball courts and an outdoor rink that could also be used for lacrosse/basketball, as well 

as walking trails, and a toboggan hill (see Appendix B for the Recreational Area Concept Plan).  

The toboggan hill will be formed from extra fill obtained during the construction of the overall 

development.  The hill will be seeded following construction.  The Developer wishes to install a 

boulder in the park area for children to climb (similar to the large boulder found in the Resort 

Village of Waskesiu in Prince Albert National Park).  The location of the boulder will be 

determined at the detailed design stage. The proposed rink, which can also function as a basketball 

and lacrosse court in the summer, will be surfaced with asphalt. The boards will be made of 

pressure treated lumber.  Chain link fencing will be installed at each end of the rink, affixed to 

pressure treated lumber piles on each side, as well as running across the top.   
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With respect to flooding the rink, the Developer is proposing to use a RinkWater system (system 

details attached to this document in Appendix B).  The RinkWater unit is a self-contained system 

that permanently mounts in a Community Park or Greenspace that gives instant access to water 

any time of year.  The RinkWater box is a secure, heated and insulated aluminum infrastructure 

piece that allows the flooding of outdoor rinks.  The box takes the place of a "building" and 

provides everything needed to make ice without the need to construct an insulated and heated 

building.   

 

A 12 x 16 foot storage shed will be constructed on site, near the rink.  It is anticipated that the 

storage shed will house all winter equipment (shovels, snowblowers, hockey nets) and summer 

equipment (rakes, spades, weeding equipment, lawnmowers, tennis nets/poles).  An overhang will 

be constructed on one edge of the building and benches will be installed alongside to provide 

opportunities for rink-users to don equipment.   

 

The most interesting use at the recreation area will be adult fitness equipment (similar to the type 

of equipment used at River Landing in the City of Saskatoon) and a children’s play area (concept 

plan attached as Appendix B). The recreational component of the development has been well 

thought-out, as it provides opportunities for use year-round with equipment that has been tested in 

a northern climate and is suited for people of all ages and abilities.   

 

This proposed recreation area will benefit members of the proposed Edgemont Park Estates 

community, but also existing residents in the RM of Corman Park region.  The proposed 

development has been designed to maximize the number of south and west facing back yard lots. 

Walking paths have been incorporated into the proposed concept.  There are both grass walking 

trails proposed within areas designated as Municipal Utility that can be used when dry, as well as 

walking trails within the park area. These grass walking paths, while they are designated as utility 

parcels, will also be designed so that they can be mowed, but also used as walking trails under dry 

conditions.   The walking trails within the park area will consist of crusher dust and will be lined 

with wood edging which will ensure the pathways remain intact during a significant rainfall event.  

The open space proposed within the recreational area labelled as “Passive Recreational Area” is 

envisioned to be used for picnics, pickup soccer, tag, frisbee, and other such activities.   

 

It is proposed that all components of the recreational amenity be open and available for residents 

of Edgemont Park Estates, as well as for use by surrounding neighbourhood residents.   

 

Further details concerning the proposed recreational amenity, including specific product 

information, warranty information, maintenance, life expectancy, installation costs, maintenance 

costs and replacement costs (Tables B-1 and B-2) are attached in Appendix B, except for those 

that would be provided at the detail design stage of the development (e.g. labour costs and electrical 

servicing costs).    

  

The proposed development is compatible with the existing land uses currently in the surrounding 

area, as this area of the RM is characterized by a variety of existing country residential 

development including the Organized Hamlet of Grasswood to the north and northeast of the 

development, as well as Casa Rio Estates, and Riverside Estates.  While the development is more 

dense than what has been seen in this area of the RM, it is believed that (1) the recreational amenity 
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would be used by the greater community; and (2) there is a strong market demand for smaller 

acreage lots.   

 

It is the intent of the Developer to subdivide lots that are smaller in size than previously 

experienced in this area of the RM of Corman Park.  In July, 2017, Council at the RM of Corman 

Park also amended Bylaw No. 9/94, known as the RM of Corman Park Zoning Bylaw, to allow 

for the development of any site size in the CR-4 District, not exceeding 2 lots per acre in an effort 

to support the proposed Edgemont Park Estates development (bylaw amendment attached as 

Appendix L).   

 

The density of the proposed Edgemont Park Estates is well below the maximum of 2 lots per acre 

and is provided below: 

 

Phase 1:  1.58 lots per acre 

Phase 2:  1.02 lots per acre 

Overall:  1.29 lots per acre 

 

Correspondence with the RM of Corman Park planning staff indicated that there is an Intensive 

Livestock Operation (ILO) with no records located to the south of the proposed development on 

the NE-28-35-5 W3M.  A phone call on September 19, 2017 with Mr. Andy Jansen with the 

Ministry of Agriculture confirmed that the Province does not have any record of an ILO in 

existence at this location.  Mr. Jansen did note that anything above 300 Animal Units requires a 

permit and approval from the Ministry of Agriculture, however, there are some instances where 

an operation would be considered an ILO, but not need a permit.  The owner of the parcel in 

question does operate a vacation farm and care facility for children with special needs, and it is 

known that there are animals being cared for on this parcel.  There is a landfill located in the NW-

29-35-5 W3M but no lagoons or known gravel deposits in the vicinity of the proposed Edgemont 

Park Estates development.   
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3 TRANSPORTATION AND MUNICIPAL SERVICES 

 

3.1 COMMUNITY ACCESS  

 

The proposed development is located immediately west of Clarence Avenue / Range Road 3053. 

WSP Group was contracted to undertake the Traffic Impact Assessment (TIA) in the summer and 

fall of 2017 (attached as Appendix C).   

 

WSP undertook turning lane movement counts the week of June 4th, 2017 at the Clarence Avenue 

and Prairie Lane intersection, as well as the Clarence Avenue and Eldorado Lane intersection with 

follow up counts undertaken in September, 2017 at the Grasswood Road and Clarence Avenue 

intersection. The volumes were collected during the morning (7:00 am to 9:00 am) and afternoon 

(4:00 pm to 6:00 pm) peak periods to capture the typical commuter traffic.  It was determined that 

the morning peak hour occurred from 8:00 am to 9:00 am and the afternoon peak occurred from 

4:00 pm to 5:00 pm at both intersections.  An annual 2.0% growth was applied to the study 

intersections to determined background traffic volumes without the additional traffic generated 

from the site.   

 

Total forecast volumes associated with the proposed development were calculated by combining 

the background growth with the new trips associated with the development, utilizing the access 

points along Clarence Avenue.  Total forecast growth volumes were assessed using Synchro 9.0 

(industry-standard traffic analysis software).  Level of Service (LOS) analysis was completed, 

which assesses the effectiveness of a transportation system, with LOS “A” equating to the best 

operating conditions and LOS “F” representing the failure of a movement or intersection.  It was 

concluded that both the North and South intersections operate at a LOS of “A” during the morning 

and afternoon peak hours, as well as for the total forecast volume scenario, and the intersection at 

Grasswood Road and Clarence Avenue is expected to operate at a LOS A/B for all forecast 

scenarios.  It was also concluded that this particular intersection will be able to accommodate 

significant future traffic demand, in addition to the traffic generated by the proposed Edgemont 

Park Estates development. 

 

Following these analyses, a warranty assessment was conducted using the Ministry of Highways 

and Infrastructure (MHI) design manual guidelines to improve the traffic safety along Clarence 

Avenue at both the north and south intersections.  Both illumination and turning lane warrants 

were reviewed. 

 

The following conclusions and recommendations were made concerning the TIA for Edgemont 

Park Estates: 

 

 Both the North and South are anticipated to operate at acceptable conditions during the 

morning and afternoon peak hour at full build out of the development (LOS A).  Capacity 

analysis indicates that no turning lanes will be required for the proposed development.  

It is recommended that the study intersections be monitored for the need for turning 

lanes as development continues along Clarence Avenue.   

 Both the North and South access intersections are anticipated to operate at minimal 
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delays and queuing during the morning and afternoon peak hour at full build out.   

 Minimal queuing is expected along Clarence Avenue at both intersections, and, as such, 

there are no potential conflicts anticipated with Eldorado Lane to the south.  

 The Clarence Avenue and Grasswood Road intersection operates with minimal delay for 

both morning and afternoon peak hour for existing conditions and is expected to operate 

acceptably (LOS A/B) for all forecast scenarios.  The existing four-way-stop control at 

the intersection is the highest level of traffic control devices prior to traffic control 

upgrades (i.e. signals).  As such, the intersection will be able to accommodate significant 

traffic demand, in addition to the traffic generated by the proposed Edgemont Park 

Estates development.   

 As the development is purely residential in nature, there will be minimal interaction 

between Edgemont Park Estates and other development in adjacent areas.  Most 

residents will likely utilize Clarence Avenue as a primary access route.   

 Due to the number of access points along Clarence Avenue, extending the 60 km/h 

posted speed up to Baker Road should be considered to reduce potential conflicts along 

Clarence Avenue.   

 The vegetation south of the proposed North Access may need to be addressed when the 

access is constructed to avoid any sight obstruction.  However, it was clarified by WSP 

that the sight distance should be examined at the time the intersection is designed. The 

critical measurement is the sight distance when the vehicles are stopped at the stop sign 

and desiring to enter onto Clarence Avenue.   

 Neither access meets the MHI Intersection Area Lighting System warrants.   

 

Following a review of the TIA and recommendations made therein, a follow-up meeting was held 

between the Developer, members of the RM of Corman Park Planning Department and the Public 

Works Director.  The following was concluded as a result of this meeting: 

 With respect to the site triangle at the proposed North entrance to the development, a 

distance of 30 m to the centreline of Clarence Avenue was considered acceptable.  This 

will enhance the site triangle and provide vision for the northbound traffic on Clarence 

Avenue and the east bound traffic coming off the internal road.  The Developer will ensure 

that any trees located within the 30 m site triangle are removed at the time of road 

construction.   

 With respect to the recommended extension of a reduced speed limit to 60 km/hour south 

to Baker Road, the Public Works Director indicated that this recommendation would be 

made at a future Council meeting.   

 The Public Works Department has requested that as Prairie Lane has an easement of 20 m, 

they do not want trees planted within the 5 m closest to the road (see correspondence 

attached in Appendix C).   

 

3.2 INTERNAL ROADS  

 

The internal roads proposed for the development will be engineered and constructed to the RM of 

Corman Park’s standards.  It is understood that the RM of Corman Park has recently adopted new 

internal subdivision roads, including the requirement that these roads be paved.   
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3.3 SEWAGE COLLECTION &  WASTE WATER TREATMENT  

 

A septic system feasibility study and subsequent report was completed by Aleena Pawlik of 

Imagine Contracting in May, 2017 (attached as Appendix D).  Field investigations were 

undertaken to determine the feasibility of individual onsite wastewater treatment systems at the 

proposed development.  A total of five test pits were excavated on site at varying locations and 

elevations to check for the consistency of soil conditions. It was determined that while the 

conditions were fairly consistent throughout the area, the vertical separation was variable, 

dependent largely on the elevation of the area.  Soil samples were submitted to an accredited lab 

for testing.   

 

Based on the soil conditions and lab results, it was concluded that there is adequate space for septic 

systems on all lots at the proposed Edgemont Park Estates development.  It is noted, however, that 

careful planning of each lot will be required in order to meet all setbacks required by the 

Saskatchewan Onsite Wastewater Disposal Guide (SOWDG).   

 

A follow-up cumulative nitrate impact assessment desktop study was undertaken by SNC Lavalin 

using the data obtained from the septic system feasibility study the potential for nitrate migration 

from the Onsite Wastewater Treatment Systems (OWTS) to potential receptors (e.g. potable 

wells).  The SNC Lavalin Report is also attached as Appendix D.   

The desktop study consisted of the following steps: 

 

1. Review of third party hydrogeological data, including borehole and test pit lots, aquifer 

maps and groundwater well records; 

2. Development of a conceptual hydrogeological model of the site; 

3. Development of an analytical model of the potential impacts of the OWTS (as specified by 

the Regional Health Authority); and, 

4. Preparation of a report that assesses the potential cumulative nitrate impacts 

(conservatively) as well as provision of recommendations for further work (i.e. field 

investigation).   

 

The report concluded that, based on preliminary modelling results, if an advanced OWTS be 

installed such as Bio-Microbics BioBarrier, it would be capable of producing effluent with 

significantly lower nitrogen than a conventional system (6mg/L median and 9 mg/L mean).  

Assuming a typical nitrate concentration in the OWTS effluent between 6 mg/L and 9 mg/L then 

the nitrate loading across the site is estimated to be between 0.009 kg/ha/d and 0.018 kg/ha/d.  For 

comparison purposes, it is noted that these nitrate loads are less than the typical nitrate loads 

estimated for grain agriculture.   

As the drinking water quality guidelines for nitrate is 10 mg/L, it was important to ensure that any 

additional nitrates to the ground water would be less than this concentration.  The model concluded 

the following: 

 The maximum simulated nitrate concentration is 8.1 mg/L; 

 The simulated probability of exceeding 8 mg/L is approximately 1% after 20 years for all 

specified distances from the perimeter of the site; 
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 The simulated probability of exceeding 6.3 mg/L is approximately 10% after 20 years for 

all specified distances from the perimeter of the site; 

 The average simulated nitrate concentration is approximately 3 to 4 mg/L; and, 

 If the nitrate concentrations in the advanced OWTS effluent are below the drinking water 

guidelines, then it is reasonable to assume that potable wells will not be impacted.   

 

It was concluded that based on the results of the desktop study and drinking water guidelines, long 

term risks to groundwater supplies are not anticipated.  

A review of the final Cumulative Nitrate Impact Assessment Study was undertaken by the 

Saskatchewan Health Authority advised that community planning accept the report as submitted 

provided that the findings and recommendations of the hydrogeological study are adhered either 

by:  

a)  Community Planning Branch discusses the need for a servicing agreement between 

the municipality and the developer that will incorporate the findings of the report. 

This servicing agreement should be registered on the individual parcels. 

b)  The RM registers the report to Information Services Corporation (ISC) for all 

proposed parcels.  This information must be available to any purchaser though ISC. 

 

Correspondence from the Saskatchewan Health Authority is attached in Appendix D.   

 

Lastly, as a result of public feedback provided at the Public Open House, it was determined that a 

Third Party Review of the Cumulative Nitrate Impact Study should be undertaken.  As such, P. 

Machibroda Engineering Ltd. was contracted to undertake the review.  It was concluded in the 

review that PMEL is of the opinion that given the reported site conditions, the nitrate discharges 

from the proposed advanced OWTS will not adversely affect groundwater supplies.  This third 

party review is also attached in Appendix D.   

 

Based on the recommendations provided both within the SNC Lavalin study and PMEL peer 

review, baseline testing of the groundwater will be undertaken prior to construction of the 

residential component in Phase 1 of the development.  The results of this baseline testing will be 

shared with the RM of Corman Park.   

 

Based on the results of the septic feasibility study and follow up Cumulative Nitrate Impact 

Assessment Study and Third Party Review, the Developer proposes to use an advanced OWTS 

such as Bio-Microbics BioBarrier or equivalent system (as outlined in the Septic Installation, 

Manufacturing, and Supplier Information report attached in Appendix N) be required on each lot.  

This requirement will be outlined in the sales agreement between the Developer and future lot 

owners.  Furthermore, it is the intent of the Developer to form a septic utility company, which will 

be operated by certified professionals, which will be in accordance with the RM of Corman Park’s 

septic monitoring bylaw.  This certified professional will be employed by the Utility and the 

Edgemont Park Estates Community Association Corporation (which has already been formed).  

The certified individual will be charged with the following: 

 Mandatory sign off for permit issuance to install the proposed OWTS; 

 Mandatory site placement and inspection of the OWTS on each individual lot upon 

installation; 

 Annual certified inspection of each OWTS at the proposed development; and, 
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 Immediate remedial work for any deficiencies noted at any system at the proposed 

development.   

 

The utility will also ensure the above will be paid for by the homeowner through the community 

association fees.  Should issues be identified with a system at any point, it would also be a 

requirement of the homeowner to pay for the maintenance to ensure that the system continues to 

function within its designed parameters.  Should the homeowner refuse to comply with the yearly 

maintenance or for any deficiencies noted, a lien can be registered on the title of the property, or 

the Community Association will have the ability to take the homeowner to small claims court.  

 

It is noted that the Developer will require that levels of nitrates at or below 10 mg/L be used as the 

acceptable standard for the proposed Onsite Wastewater Treatment Systems.   

 

The Developer will require that individual lot owners sign an agreement allowing the utility to 

enforce its obligations at the time of purchase.  It is anticipated that the agreement will be registered 

on each title thereby ensuring that the obligation passes on through changes of ownership.  The 

Cumulative Nitrate Impact Study will also be registered on title for each parcel at the proposed 

Edgemont Park Estates development.   

 

With respect to installation, all onsite wastewater treatment systems at the proposed Edgemont 

Park Estates development will have to be installed by a company employing staff who hold 

certification from the Western Canada Onsite Wastewater Management Association or one of its 

affiliate associations, or a training and certification body located elsewhere in Canada which is 

equivalent under the TILMA Trade Agreement.   

 

It is suggested that annual inspection of each OWTS be undertaken, as it is proposed that ongoing 

monitoring of individual septic systems be a requirement.  The Developer is proposing that each 

onsite wastewater system be equipped with a control panel with data logging and remote 

monitoring/access capabilities.  These panels can be equipped with internet connections and can 

be programmed to email homeowners and the Septic Utility and/or maintenance provider should 

an error occur.  It is noted that control panel manufacturer and supplier information is also provided 

in Appendix N.    

 

With respect to information concerning local distributors, proposed OWTS models, details have 

been provided in the Septic Installation, Manufacturing, and Supplier Information report, attached 

as Appendix N.  It is noted that the Developer wishes to retain the flexibility to provide for a 

number of different OWTS, including but not limited to the Bio-Microbics BioBarrier, as more 

advanced systems may become available in the future.   

 

A map has been produced by Bullée Consulting, attached in Appendix E (Drawing 4), which 

illustrates the potential location of the septic building allowance, the septic disposal mound, as 

well as the building envelope on each lot at the proposed Edgemont Park Estates development.   
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3.4 POTABLE WATER SUPPLY AND D ISTRIBUTION  

 

Potable water will be supplied by the Dundurn Rural Water Utility (DRWU).  This utility will 

manage the on-site water distribution lines and associated infrastructure (see letter from the 

DRWU attached as Appendix F).   

 

3.5 DRAINAGE AND STORMWATER MANAGEMENT  

 
A grading plan and associated drainage report were completed by Bullée Consulting at the request 

of the developer in June, 2017 (attached as Appendix E).   

 

A topographic survey was completed and contour plan generated and it was determined that the 

natural ground elevations ranged from 502.0 to 507.750 m. With the exception of the southeast 

corner of the development site, the site is free draining with little to no standing water observed 

on-site.  Natural runoff is directed to low-lying areas and ultimately flowing to two distinct outlets; 

one near the southeast corner, which is a part of a larger body of water measuring 27.0 ha in size 

and the other to an outlet that drains to a natural swale heading northwest to Highway 219.   

 

The proposed storm water network is comprised of a series of shallow ponds and retention areas 

located within the Municipal Utility parcels.  These ponds will be excavated to an elevation of 

501.0 m, which is slightly higher than the static water levels observed surrounding the site, and 

remain approximately 0.50 m above ground water elevations.  It is noted in the report that based 

on these elevations that the pond areas, although saturated, are not expected to realize a significant 

amount of standing water and may be completely dry from time to time.   

 

Bullée Consulting created a surface model to determine the drainage patterns and resulting water 

elevations to meet the requirements of the Water Security Agency.  In order to create this model, 

the following design criteria were applied: 

 1-100 year 24 hour rainfall event of 90 mm, based on IDF curves for the City of Saskatoon, 

with an additional 25% as per the RM of Corman Park policies, for a total of 110 mm (see 

Figure 5 in Drainage Report); 

 Pre-development runoff coefficient of 0.20; 

 Post-development runoff coefficient of 0.41 in accordance with the City of Saskatoon 

urban development standards. 

 

It is noted in the drainage report that a post-development runoff coefficient of 0.41 is representative 

of an urban development and is quite conservative for this type of development.  Sample 

calculations were provided within the report which illustrates the highest runoff coefficient (lot 

40), as well as a lot with a common rural-type build with extensive landscaping and greenspace 

areas (lot 17).   

 

Based on the proposed land use and storm water design criteria, the total required post-

development storage volume for the development is 23,250 m3.  Based on the modelling, the 1:100 

year plus 25% will realize a local flood elevation of 501.640 m.  Between an elevation of 501.1 m 

and 501.640 m, the proposed storm system will provide 11,905 m3 of storage, accommodating the 

difference in runoff volumes between pre- and post-development runoff conditions.  It is noted in 
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the drainage study that upwards of 57,500 m3 of storage can be provided by the system up to an 

elevation of 502.50 m.  This additional storage would provide the necessary protection to the 

development if two subsequent storms were to occur within a limited time frame.   

 

It is recommended within the drainage study that storm water discharge be controlled from the 

development at an outlet of 501.640 m.  This outlet will be designed to release at a rate matching 

pre-development runoff rates.  A secondary outlet of similar capacity should be provided at an 

elevation of 501.870 m, accommodating any rainfall event if the system were at an elevation of 

501.640 prior to the storm event.  As a final safeguard, an overflow structure (berm) near an 

elevation of 502.50 m is recommended.   

 

Based on the above information, the drainage study and plan recommends that a safe building 

elevation of 503.75 m be applied to the development, including any houses or permanent 

structures.  It is noted that the SBE must be applied to the lowest foundation opening.  This 

elevation corresponds with the geotechnical investigation which recommends that all basements 

and foundations be constructed at 501.4 m or higher, due to groundwater elevations (i.e. SBE = 

503.75 m -2.4 m = 501.350 m).   

 

Four figures were also produced by Bullée Consulting which illustrate the following: 

(1)  Proposed contour plan, which incorporates the development of the building pad for each 

site (Drawing 3 in Appendix E).  It is noted that the final site grading details for each lot 

will ultimately depend on the house style, layout and configuration of the lot. In general, 

the recommended building elevations shown on this drawing (Drawing 3), as well as 

Drawing 5 in Appendix E match that of the roadway elevations within the vicinity of the 

house, to ensure consistency throughout the development.  Final site grading details for 

each lot will ultimately depend on the house style, layout and configuration of the lot and 

can vary from that of the recommended elevations, so long as the elevations remain above 

the safe elevation of 503.750 m.   

(2) Drawing 4 in Appendix E illustrates the proposed building area, identifying appropriate 

locations for the septic field on each lot based on the septic setback distances as provided 

in the Saskatchewan Onsite Wastewater Design Guide, required building setbacks, as well 

as the building envelope on each lot (area suitable for housing construction).  It is noted 

that the 9 m setback provided in the Saskatchewan Onsite Wastewater Disposal guide 

applies to buildings, and as such, pools would be evaluated on an individual basis.   

(3) Drawing 5 in Appendix E illustrates the extent of flooding in a 1:100 year plus 25% storm 

event.   

(4) Drawing 6 in Appendix E demonstrates the excavation (cut/fill) required on each lot to 

achieve the recommended building elevations, if the homeowner chooses to complete this 

work.  Grading of the private lots as shown is only intended to meet the aesthetic objectives 

and would not affect the overall drainage of the development.  It is noted that the colouring 

on Drawing 6 is only applied to the private lots and the related building envelope.  It is 

noted that excess fill that is stockpiled may be used to bring up the grade on some of the 

lower-lying lots.  As such, the homeowner will be required to contract a surveyor to 

confirm the lot elevation.  Drawing 6 (cut/fill) should be updated as the design and 

construction of the subdivision progresses.   
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It is noted that while the Drainage Plan provides recommendations as to the building envelope and 

recommended building elevation, it is ultimately up to the individual homeowner to decide how 

they wish to landscape each respective lot.  As such, in order to avoid the potential for conflict 

between neighbouring lot owners, it is proposed that the Developer include a clause within the 

sales agreement which would then be registered on the title of each individual lot which would 

address individual lot grading.  The proposed clause would outline the following: 

 

“The purchaser agrees to grade all portions of the said land in compliance with the drainage pattern 

established by the developer as agreed to by the RM of Corman Park and the Saskatchewan Water 

Security Agency.  The purchaser acknowledges that the change to the drainage of the lot owned 

by the purchaser will require the Developer and/or the Edgemont Park Estates Utility Company to 

approve the same.  If approval is not obtained, and the purchaser changes the drainage pattern to 

negatively impact adjacent lots, the Developer and/or the Edgemont Park Estates Utility Company 

may remedy the same at the sole cost of the purchaser.” 

 

As the clause will be registered on the title of each lot, it will continue to be applied to any 

subsequent lot sales following the initial sale of the lot from the Developer to the first owner.  

Enforcement will be undertaken by the Edgemont Park Estates Utility Company in conjunction 

with a Professional Engineer that has been retained by the Developer.   

 

The grading plan and associated stormwater management report were submitted to the Water 

Security Agency (WSA) for review on July 17th, 2017 and subsequent correspondence ensued.  A 

response was received from the WSA on April 5, 2018 which indicated that the report prepared by 

Bullée Consulting addresses the storm water retention requirements and that on-site storage has 

been provided for a 1:100 plus 25% storm event with a potential to provide several times that 

volume in temporary storage.  It was also noted that discharge rates appear reasonable and WSA 

has no further concerns at this time.  Correspondence from the WSA is also attached in Appendix 

E. 

 

It is noted that phasing of the development in terms of roadway construction and drainage works 

would generally follow the plan of proposed subdivision, with the inclusion of MU6 and MU7 to 

complete the primary drainage and storage network.  The storm water outlets within MU7 as 

described within the drainage study will also be completed during the development of Phase 1.   

 

3.6 SHALLOW UTILITIES 

 

The Developer has been in contact with SaskPower and SaskEnergy.  It is anticipated that this 

development can be easily serviced by both power and gas utilities.    SaskPower has confirmed 

their ability to provide power in writing (attached as Appendix F) and SaskEnergy has confirmed 

the same verbally.   

 

A letter, also attached in Appendix F confirms that Loraas Disposal can provide Waste and 

Recycling removal services at the proposed Edgemont Park Estates development.  Both individual 

and communal collection points were considered for this development.  Communal collection 

points provide the benefit to the development, as it reduces the impact to the road system by 

garbage and recycling trucks.  However, it was determined that individual curbside pickup is the 
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preferred option, as it will reduce the chance of illegal dumping of refuse material at a communal 

collection point.  Additionally, it will also to reduce the onus on residents to keep the collection 

point clean and devoid of refuse.   Furthermore, a centralized waste collection point would require 

apparatuses that are well designed to store materials, as well as to prevent refuse from attracting 

rodents and being subject to the elements; specifically wind.  Individual pickup is also preferred 

to a centralized waste collection point, as it is more accessible to each lot owner without 

compromising the proposed recreational facilities at the development.    

 

3.7 F IRE AND PROTECTIVE SERVICES  

 

The RM will need to correspond with Saskatoon Fire and Protective Services to set up the general 

parameters for these services at the proposed Development.  According to the Dundurn Rural 

Water Utility, Edgemont Park Estates would be serviced from the fire truck fill located at Pump 

House #1 at the corner of Grasswood Road and Preston Avenue.  This fill location is where the 

Saskatoon and Dundurn Fire Departments hook up and fill their tanker trucks.  There are no 

capacity issues at this pump house, as it is only available for fire departments to use 

(correspondence from the DRWU attached as Appendix M).  This fill location is located 

approximately 1 km to the north and 1.6 km to the east of the proposed development.  There is an 

additional pumphouse located in the Hamlet of Casa Rio on Lot 4, Block 1 of Casa Rio Lane, 

which is approximately 1 km to the south of the proposed development.  Additionally, the RM of 

Corman Park has indicated that dry hydrants will be required to be installed in both MU1 and 

MU7, as indicated on the Plan of Proposed Subdivision, in Appendix A.  The details of these dry 

hydrants will be addressed in the servicing agreement.   

 

Police services will be provided by the Corman Park Police Services and the Saskatoon 

Detachment of the Royal Canadian Mounted Police. 
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4 HERITAGE, ENVIRONMENT AND GEOTECHNICAL 

 

4.1 HERITAGE CONSERVATION  

 

According to the Heritage Conservation Branch at the Ministry of Parks Culture and Sport, the 

proposed development is not located in an area with any potential heritage sensitivity (query 

attached as Appendix G).   

 

4.2 ENVIRONMENTAL CONSIDERATIONS  

 

The proposed development is located on pastureland that has been farmed for many years.  Low 

areas that consist of aspen and poplar trees have been retained where possible on the proposed 

development plan.  Although a query of HabiSask indicated that the development may be located 

in an area with potential endangered vertebrate species, the land has been used as pasture for over 

100 head of cattle for many years (see environmental query also attached in Appendix G).   

 

The proposed development is also not located in the vicinity of any permanent water sources.  The 

closest permanent water source, the South Saskatchewan River, is located approximately 4.0 km 

to the west.       

 

4.3 GEOTECHNICAL ANALYSIS 

 

A geotechnical investigation and follow up report was completed in April, 2017 by SNC-Lavalin 

(see attached report in Appendix H).  The objective of the investigation was to provide 

geotechnical recommendations to support the detailed design of the proposed development.  A 

total of ten boreholes were drilled.   

 

Geotechnical field tests, logging of soils and collection of soil samples for laboratory testing was 

undertaken.  The boreholes were drilled to a depth ranging from 5.8 to 15.2 m below ground level.   

The laboratory tests of the soil samples obtained from the boreholes included water content, 

Atterberg limits, grain size distribution analysis and bulk unit weights (results found in 

Geotechnical report attached as Appendix H).  

 

The general soil profile consisted of organic topsoil overlying highly variable deposits of sand, silt 

and clay to a depth of at least 15.2 m below ground level, which was the maximum depth 

investigated.  The thickness of the silt/sand deposits varied considerably across the site, from mas 

little as 1.5 m to greater than 5.9 m.   

 

A total of seven piezometers were installed to depths ranging from 4.1 to 13.0 metres below ground 

level for groundwater monitoring purposes. Groundwater seepage and sloughing conditions were 

encountered during test drilling during the sand and silt deposits below the water table.  Cobbles 

and boulders were not encountered during test drilling.  The depths at which these conditions were 

encountered ranged from 1.72 m below ground level to 3.67 m below ground level, or an elevation 

of about 500.4 m to 500.8 m ten days after piezometer installation. 
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Based on the results of the geotechnical investigation, it was recommended that basement floor 

elevations be maintained a minimum of 600 mm above the groundwater table, or approximately 

501.4 m above sea level (m asl), or higher based on the current groundwater level of approximately 

500.8 m asl.  In order to achieve this, it is recommended that residences be situated near 

topographic high areas as much as possible.  Where this is not possible, basements are not 

recommended due to the potential for flooding. The report further details the need for adequate 

drainage, which has been considered, as per Section 3.5 of this report. 

 

In terms of construction, it was recommended that footings be utilized for the residences with 

basements and that a pile/grade beam foundation system be utilized for at-grade structures such as 

garages.  Furthermore, construction of footings within silt/sand soils below the groundwater table 

will be very difficult and is not recommended.  Insulation will be required at locations where 

footings are installed within the depth of frost penetration.  

 

Helical screw piles are considered the best pile alternative for the prevalent soil conditions within 

the majority of the site, and are the preferred deep foundation alternative.  Drilled cast-in-place 

concrete piles were also considered and would perform satisfactorily where relatively stable soil 

conditions exist, however, the installation of drilled piles would be very difficult where sloughing 

conditions exist.  Driven piles could also be considered but are anticipated to be less economical 

than screw piles.  Lastly, subgrade preparation and/or site raising and filling may be required to 

facilitate construction in some areas of the site, which is also detailed in Section 3.5 of this report.   

 

Design recommendations were also presented in the geotechnical report in terms of seismic site 

classification; frost action; site preparation; fill materials, placement and compaction; foundations; 

earth retaining structures; grade supported concrete slabs; and, foundation concrete.   
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5 POLICY CONTEXT 

 

The proposed Edgemont Park Estates residential development is located within the RM of Corman 

Park, immediately south of the Corman Park – Saskatoon Planning District boundary.  As such, 

the proposed development has been designed to meet the requirements of the RM of Corman Park 

Official Community Plan and Zoning Bylaw, as described in Sections 5.1 and 5.2 below.   

 

5.1 CORMAN PARK OFFICIAL COMMUNITY PLAN 

 

Intensive Agricultural Objectives and Policies (Section 4) - Section 4 of the Official 

Community Plan identifies the following Agricultural Policies that are pertinent to the proposed 

Edgemont Park Estates multiple parcel country residential development.   

 

4.2 Intensive Agricultural Policies 

 

• 4.2.3: Correspondence with RM of Corman Park administration indicated there is an ILO 

with no records located to the south of the proposed development on the NE-28-35-5 W3M.  

A phone call on September 19, 2017 with Mr. Andy Jansen with the Ministry of Agriculture 

confirmed that the Province does not have any record of an ILO in existence at this location.  

Mr. Jansen did note that anything above 300 Animal Units requires a permit and approval 

from the Ministry of Agriculture, however, there are some instances where an operation 

would be considered an ILO, but not need a permit.  The owner of the parcel in question 

does operate a vacation farm and care facility for children with special needs, and it is 

known that there are animals being cared for on this parcel (see correspondence from the 

RM of Corman Park attached as Appendix J).   

 

Country Residential Policies (Section 5) – Section 5 of the Official Community Plan identifies 

the following Country Residential Policies that are pertinent to the proposed Edgemont Park 

Estates Development.   

 

5.2 Country Residential Development Policies 

 

• 5.2.1.5: Correspondence with RM of Corman Park administration indicated there is an ILO 

with no records located to the south of the proposed development on the NE-28-35-5 W3M.  

A phone call on September 19, 2017 with Mr. Andy Jansen with the Ministry of Agriculture 

confirmed that the Province does not have any record of an ILO in existence at this location.  

Mr. Jansen did note that anything above 300 Animal Units requires a permit and approval 

from the Ministry of Agriculture, however, there are some instances where an operation 

would be considered an ILO, but not need a permit.  The owner of the parcel in question 

does operate a vacation farm and care facility for children with special needs, and it is 

known that there are animals being cared for on this parcel (see correspondence from the 

RM of Corman Park attached as Appendix J).  There is a landfill located in the NW-29-35-

5 W3M but no lagoons or known gravel deposits in the vicinity of the proposed Edgemont 

Park Estates development.   
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• 5.2.1.6 (a): The proposed development is located on land classified as “Class 4” according 

to the Canada Land Inventory (CLI) Soil Class Rating System.  Class 4 soils have severe 

limitations that restrict the range of crops or require special conservation practices, or both 

in order to be productive.   

 

• 5.2.1.6(c): The proposed development is located immediately west of Clarence Avenue and 

south of Prairie Lane, both of which are municipally maintained roadways within the RM 

of Corman Park.   

 

• 5.2.3.1: This document shall serve as the Comprehensive Development Review (CDR) as 

required by the RM of Corman Park for rezoning and subdivision.  This CDR addresses all 

matters of land use integration, environmental sustainability, public involvement and 

conflict mitigation, as well as to identify the provision of services to the development, as 

set out in Zoning Bylaw No. 46/10.   

 

• 5.2.3.3(c): The proposed Edgemont Park Estates development stands out from the existing 

country residential developments in the area, due to the integration of a substantial 

recreational amenity. The RM of Corman Park Council recently amended their Official 

Community Plan and Zoning Bylaw to provide for development of acreage lots not 

exceeding two lots per acre, or 0.5 acre lots to be in line with what is currently provided 

for in the Corman Park-Saskatoon Planning District.  There is a market demand for smaller 

acreage lots, as there is less upkeep required when compared to the larger lots provided for 

in the CR-1 Zoning District.  The proposed development has been designed to maximize 

the number of south and west facing back yard lots. Walking paths have been incorporated 

into the development, all of which lead to the proposed recreational area near the east 

boundary of the development.  Additional grass pathways will also be used for walking 

within areas designated as Municipal Utility.  These grass walking paths, while they are 

designated as utility parcels, will also be designed so that they can be mowed, but also used 

as walking trails under dry conditions.  It is further proposed that tennis/pickleball courts, 

an outdoor rink / lacrosse court / basketball court, an adult fitness area including equipment 

similar to the equipment used at River Landing in Saskatoon, a children’s play area and a 

toboggan hill be integrated into this area.  The toboggan hill will be formed from extra fill 

obtained during the construction of the overall development.  The hill will be seeded, 

following construction.  The Developer wishes to install a boulder in the park area for 

children to climb (similar to the large boulder found in the Resort Village of Waskesiu in 

Prince Albert National Park).  The location of the boulder will be determined at the detailed 

design stage. The open space proposed within the recreational area labelled as “Passive 

Recreational Area” is envisioned to be used for picnics, pickup soccer, tag, and other such 

activities.  All amenities would be available for residents of Edgemont Park Estates, as well 

as surrounding neighbourhood residents to use (see attached Recreation Concept in 

Appendix B).  Further details concerning the proposed recreational amenity, including 

specific product information, warranty information, maintenance, life expectancy, 

installation costs, maintenance costs and replacement costs are attached in Appendix B.   

 

• 5.2.3.4: In July, 2017, Council at the RM of Corman Park amended Bylaw No. 9/94, known 

as the RM of Corman Park Zoning Bylaw, to allow for the development of any site size in 
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the CR-4 District, not exceeding 2 lots per acre.  Previous to this amendment, the 

development would not have met the required site size.  The amendment indicates that in 

consideration of the proposals to rezone the subject property to the CR-4 District, Council 

shall equate the maximum number of residential lots which will be permitted with the level 

of investment in the recreational component.  This CDR document illustrates that the 

Developer is seeking to provide an array of recreational uses for future property owners, in 

the form of tennis/basketball courts, an outdoor rink / lacrosse court, an adult fitness area, 

including specialized fitness equipment, a children’s play area, as well as a tobogganing 

hill (attached as Appendix B).  Further details concerning the proposed recreational 

amenity, including specific product information, warranty information, maintenance, life 

expectancy, installation costs, maintenance costs and replacement costs are attached in 

Appendix B.  

 

• 5.2.3.5(a): The proposed development is located on land that has been used as pastureland 

for years.  Furthermore, the treed and low-lying areas have been incorporated into the 

development, where possible to minimize the amount of disturbance to the terrain.     

 

• 5.2.3.5(b): The proposed development can be serviced by the necessary infrastructure, 

including potable water (see attached letter from the Dundurn Rural Water Utility in 

Appendix F), wastewater management (see report in Appendix D), and solid waste (also 

attached in Appendix F).  The Developer has been in contact with SaskEnergy and 

SaskPower to confirm their ability to provide the necessary utilities at this development.   

 

• 5.2.3.6(a) and (b): It is recommended in the stormwater management plan that the storm 

water network be comprised of a series of shallow ponds and retention areas located within 

the Municipal Utility areas.  The ponds will be excavated to an elevation of 501.0 m, and 

the outlets will be designed and sized to restrict flows so that post-development runoff 

conditions do not exceed pre-development runoff conditions.  A proposed Contour Plan, 

Subdivision Development Envelope Details Map, Flooding Extents Map and Cut/Fill map 

were produced by Bullée Consulting to graphically illustrate the conclusions and 

recommendations provided in the Drainage Study (Appendix E).   

 

• 5.2.3.7: The proposed development is only 51.6 ha (127.4 acre) and therefore does not 

exceed the maximum size of 64.8 ha (160 acres).     

 

• 5.2.3.9: The proposed development will incorporate the following recreational amenities 

into the development: tennis/pickleball courts; outdoor rink / lacrosse court / basketball 

court; toboggan hill; adult fitness area; and, children’s play area.  These proposed amenities 

will be located in the municipal reserve located on the east boundary of the development 

land, as illustrated on the Concept Plan, attached in Appendix A.  A more detailed design 

of the proposed recreational area is attached as Appendix B.  The Developer will form a 

Community Association to undertake the required park and trail maintenance at the 

recreation area.  The details of the maintenance could be laid out in a servicing agreement. 

Further details concerning the proposed recreational amenity, including specific product 

information, warranty information, maintenance, life expectancy, installation costs, 

maintenance costs and replacement costs are attached in Appendix B.  
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• 5.2.3.10: A Public Open House was held on August 31, 2017 at the German Cultural 

Centre.  The results of this Open House, including written feedback and the Developer’s 

response to the feedback, is summarized in Section 7, Table 7.1 in this document.  

Following the Open House, some adjustments were made to the project including: (1) 

reduction in the total number of lots from 105 to 99; (2) increase in the size of lots adjacent 

to Prairie Lane; (3) addition of a north access point off Clarence Avenue to eliminate the 

need to use Prairie Lane as an access; and, (4) planting of trees along the north perimeter 

to act as a visual and noise buffer between existing residents and future residents of 

Edgemont Park Estates.  A subsequent letter was mailed to surrounding residents on 

November 8, 2017 identifying the proposed changes and providing residents with a second 

opportunity to provide feedback to the Developer.  A total of 15 written responses were 

received and the feedback can be grouped into the following categories: (1) Concern over 

the density of the proposed development; (2) Sanitary sewer concerns; (3) Drainage 

concerns; (4) Use of “Prairie Lane Estates” as the development name; and, (5) Proposed 

walkways leading to the existing Grasswood community.  Following this second round of 

public consultation, further adjustments were made including: changing the name of the 

development; removing the proposed walkways to the Grasswood community; and, 

providing additional information concerning the proposed wastewater management 

systems and drainage study to residents.  Section 7 of this CDR summarizes all information 

concerning public consultation.     

 

• 5.2.3.12: A servicing agreement between the Developer and the RM of Corman Park is 

expected to address, but is not necessarily limited to, the following: 

• Outline the requirement for any required site-specific geotechnical reports; 

• Identify the proposed phasing, including the proposed construction timelines; 

• Identify roadway and approach specifications; 

• Identify off-site servicing fees, payable to the RM; 

• Identify the value of the required performance bond or letter of credit; 

• The proposed Municipal Reserve compromises approximately 4.36 ha (10.76 ac) of 

land, which represents an over-dedication of land in Phase 1 of the Development.  

However, as both phases of the proposed subdivision measure 51.6 ha (127.4 ac) of 

land, this represents 8.44% of the total amount of land at the proposed Development.  

As the proposed Municipal Reserve falls short of the minimum requirement of 10%, 

the Developer is proposing to pay cash-in-lieu of the outstanding amount upon the 

implementation of Phase 2.     

 

• 5.2.3.13: The Dundurn Rural Water Utility (DRWU) has confirmed that they are able to 

provide potable water to the proposed development (letter attached as Appendix F).   

 

• 5.2.3.14: Based on the recommendations in the septic system feasibility study prepared by 

Imagine Contracting, and follow up Cumulative Nitrate Impact Assessment Study by SNC 

Lavalin, it was concluded that, based on preliminary modelling results, if an advanced 

OWTS be installed such as Bio-Microbics BioBarrier, it would be capable of producing 

effluent with significantly low nitrogen levels and that long term risks to groundwater 

supplies are not anticipated.  The Developer proposes to use an advanced OWTS such as 
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Bio-Microbics BioBarrier, or equivalent, at each lot.  This requirement will be outlined in 

the sales agreement between the Developer and future lot owners.  Furthermore, the 

developer has already established the Edgemont Park Estates Septic Utility and 

Community Association Corporation.  It is the intent that the Septic Utility will be operated 

by certified professionals.  The utility will ensure the following: installation of proper 

septic system (by a company employing staff who hold certification from the Western 

Canada Onsite Wastewater Management Association or one of its affiliate associations, or 

a training and certification body located elsewhere in Canada which is equivalent under the 

TILMA Trade Agreement); site inspection for proper placement; and, yearly certified 

maintenance for upkeep, all of which will be paid for by the homeowner.  Should issues be 

identified with a system at any point, it would also be a requirement of the homeowner to 

pay for the maintenance to ensure that the system continues to function within its designed 

parameters.  Lastly, it is anticipated that the utility will be registered on each title thereby 

ensuring that the obligation passes on through changes of ownership.  The utility will also 

ensure the above will be paid for by the homeowner through the community association 

fees.  Should issues be identified with a system at any point, it would also be a requirement 

of the homeowner to pay for the maintenance to ensure that the system continues to 

function within its designed parameters.  Should the homeowner refuse to comply with the 

yearly maintenance or for any deficiencies noted, a lien can be registered on the title of the 

property, or the Community Association will have the ability to take the homeowner to 

small claims court.  With respect to the Septic Utility, the Developer will require that 

individual lot owners sign an agreement allowing the utility to enforce its obligations at the 

time of purchase.  It is anticipated that the agreement will be registered on each title thereby 

ensuring that the obligation passes on through changes of ownership.  The Cumulative 

Nitrate Impact Study will also be registered on title for each parcel at the proposed 

Edgemont Park Estates development.  It is suggested that annual inspection of each OWTS 

be undertaken, as it is proposed that ongoing monitoring of individual septic systems be a 

requirement.  The Developer is proposing that each onsite wastewater system be equipped 

with a control panel with data logging and remote monitoring/access capabilities.  These 

panels can be equipped with internet connections and can be programmed to immediately 

email homeowners and the Septic Utility and/or maintenance provider should an error 

occur.  It is noted that the Developer will require that levels of nitrates at or below 10 mg/L 

be used as the acceptable standard in the proposed Onsite Wastewater Treatment Systems. 

It is noted that control panel manufacturer and supplier information is also provided in 

Appendix N.   As per the recommendations made in the SNC Lavalin Report and PMEL 

Peer Review, baseline groundwater testing will be undertaken by the Developer prior to 

the onset of construction.  The results of the groundwater testing will be shared with the 

RM of Corman Park.   

 

• 5.2.3.15: A large number of existing multi-parcel country residential developments are 

located to the north (Hamlet of Grasswood), the east (Casa Rio), south (Casa Rio) and 

southwest (Wood Meadow) of the proposed development.  The proposed Edgemont Park 

Estates development will be denser than the existing country residential development in 

the area, however, the proposed recreational amenity at this development will be open to 

members of the surrounding rural community to use and enjoy.   
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• 5.2.3.17: Correspondence with RM of Corman Park administration indicated there is an 

ILO with no records located to the south of the proposed development on the NE-28-35-5 

W3M.  A phone call on September 19, 2017 with Mr. Andy Jansen with the Ministry of 

Agriculture confirmed that the Province does not have any record of an ILO in existence 

at this location.  Mr. Jansen did note that anything above 300 Animal Units requires a 

permit and approval from the Ministry of Agriculture, however, there are some instances 

where an operation would be considered an ILO, but would not require a permit.  The 

owner of the parcel in question does operate a vacation farm and care facility for children 

with special needs, and it is known that there are animals being cared for on this parcel (see 

correspondence from the RM of Corman Park attached as Appendix J).   

 

• 5.2.3.18: The proposed development is not located in an area with any heritage sensitivity.  

Low areas that consist of aspen and poplar trees have been retained where possible on the 

proposed development plan.  Although a query of HabiSask indicated that the development 

may be located in an area with potential endangered vertebrate species, the land has been 

used as pasture for over 100 head of cattle for many years (see environmental query 

attached as Appendix G).  The proposed development is also not located in the vicinity of 

any permanent water sources.  The closest permanent water source, the South 

Saskatchewan River, is located approximately 4.0 km to the west.      

 

• 5.2.3.19: The proposed development is located on land classified as “Class 4” according to 

the Canada Land Inventory (CLI) Soil Class Rating System.  Class 4 soils have severe 

limitations that restrict the range of crops or require special conservation practices, or both 

in order to be productive.   

 

• 5.2.3.21: The proposed development was referred to the Prairie Spirit School Division for 

review.  It was confirmed that two schools would serve any students living at the proposed 

Edgemont Park Estates development, including South Corman Park School (K to Grade 6) 

and Clavet Composite School (Pre-K to Grade 12).  Subsequent to the initial 

correspondence, Ms. Erickson of the Prairie Spirit School Division indicated that the 

Prairie Spirit School Division monitors capacity at all schools on an ongoing basis. This 

process takes into consideration both existing enrollment and any new developments within 

the attendance area. Ms. Erickson indicated that any significant enrolment increases would 

impact capacity and require facility planning.  In order to assess the degree to which a 

school is below, or over capacity, the Ministry of Education sets out calculations to assess 

individual school capacity. These calculations are used by the province to determine which 

school projects are funded each year. If a school is “over capacity”, the provincial 

government may approve portable classrooms or a new project to add space to a school.  It 

was then indicated that both South Corman Park School and Clavet Composite School 

currently have capacity for additional students. See attached correspondence in Appendix 

J.    

 

• 5.2.3.22: The proposed development will be built out in at least two phases, but will largely 

be determined by market demand.  It is noted that phasing of the development in terms of 

roadway construction and drainage works would generally follow the plan of proposed 

subdivision, with the inclusion of MU6 and MU7 to complete the primary drainage and 
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storage network.  The storm water outlets within MU7 as described within the Drainage 

Report (Appendix E) will also be completed during the development of Phase 1 

 

Recreation Policies (Section 8) – Section 8 of the Official Community Plan identifies the 

following recreation policies that are applicable to the proposed Edgemont Park Estates residential 

development.   

 

8.2 Recreation Policies 

 

• 8.2.1(a): The proposed development is located on land classified as “Class 4” according to 

the Canada Land Inventory (CLI) Soil Class Rating System.  Class 4 soils have severe 

limitations that restrict the range of crops or require special conservation practices, or both 

in order to be productive.   

 

• 8.2.1 (b): The proposed recreational amenity at Edgemont Park Estates is situated at the 

east boundary of the subject parcel.  The proposed amenity will consist of tennis/pickleball 

courts, outdoor rink / lacrosse court /basketball court, toboggan hill, an adult fitness area 

including fitness equipment similar to that used at River Landing in Saskatoon, and a 

children’s play area (see concept attached as Appendix B).  These amenities will be open 

to all residents of Edgemont Park Estates as well as members of the public.  These proposed 

amenities would be located in the municipal reserve located on the east boundary of the 

development land, as illustrated on the Development Concept Plan, attached in Appendix 

A.  The Developer will form a Community Association who will be entrusted with the 

maintenance of the recreational area.  The details of the maintenance could be laid out in a 

Servicing Agreement.  Further details concerning the proposed recreational amenity, 

including specific product information, warranty information, maintenance, life 

expectancy, installation costs, maintenance costs and replacement costs are attached in 

Appendix B.   

 

• 8.2.1 (c): The recreational amenities are located immediately south of the SPCA and can 

be seen from Clarence Avenue.  As such, the area can be adequately supervised and 

policed. The Developer is also open to installing and maintaining security cameras at the 

proposed recreational amenity to deter individuals from improper use of the area.   

 

Land Conservation Policies (Section 9) – Section 9 of the Official Community Plan identifies 

the following land conservation policies that are applicable to the proposed Edgemont Park Estates 

residential development.   

 

9.2 Land Conservation Policies 

 

• 9.2.3: The proposed development is not located on land considered to have heritage 

sensitivity, according to the Heritage Conservation Branch of the Ministry of Parks Culture 

and Sport (see attached query in Appendix G).    

 

• 9.2.4: The proposed development is located on pastureland that has been farmed for many 

years.  Low areas that consist of aspen and poplar trees have been retained where possible 
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on the proposed development plan.  Although a query of HabiSask indicated that the 

development may be located in an area with potential endangered vertebrate species, the 

land has been used as pasture for over 100 head of cattle for many years (see environmental 

query attached as Appendix G).  The proposed development is also not located in the 

vicinity of any permanent water sources.  The closest water source, the South 

Saskatchewan River, is located approximately 4.0 km to the west.       

 

9.2.9: A stormwater management report was completed in June, 2017 by Bullée Consulting Ltd 

(attached as Appendix E).  The total required storage volume for the developed and 

undeveloped areas is 23,250 m3.  It is recommended in the stormwater management plan 

that the storm water network be comprised of a series of shallow ponds and retention areas 

located within the Municipal Utility areas.  The ponds will be excavated to an elevation of 

501.0 m, and the outlets will be designed and sized to restrict flows so that post-

development runoff conditions do not exceed pre-development runoff conditions.  A Safe 

Building Elevation of 503.75 m be applied to the development, including any house or 

permanent structure.  Further to the initial report, a number of maps were produced by 

Bullée Consulting including the following: (1) Proposed contour plan, which incorporates 

the development of the building pad for each site (Drawing 3 in Appendix E).  It is noted 

that the final site grading details for each lot will ultimately depend on the house style, 

layout and configuration of the lot. In general, the recommended building elevations shown 

on this drawing (Drawing 3), as well as Drawing 5 in Appendix E match that of the roadway 

elevations within the vicinity of the house, to ensure consistency throughout the 

development.  Final site grading details for each lot will ultimately depend on the house 

style, layout and configuration of the lot and can vary from that of the recommended 

elevations, so long as the elevations remain above the safe elevation of 503.750 m.  (2) 

Drawing 4 in Appendix E illustrates the proposed building area, identifying appropriate 

locations for the septic field on each lot based on the septic setback distances as provided 

in the Saskatchewan Onsite Wastewater Design Guide, required building setbacks, as well 

as the building envelope on each lot (area suitable for housing construction).  (3)Drawing 

5 in Appendix E illustrates the extent of flooding in a 1:100 year plus 25% storm event.  

(4)Drawing 6 in Appendix E demonstrates the excavation (cut/fill) required on each lot to 

achieve the recommended building elevations, if the homeowner chooses to complete this 

work.  Grading of the private lots as shown is only intended to meet the aesthetic objectives 

and would not affect the overall drainage of the development.  It is noted that the colouring 

on Drawing 6 is only applied to the private lots and the related building envelope.  All 

maps are attached in Appendix E.  The Water Security Agency reviewed the drainage 

report and plan prepared by Bullée Consulting and indicated that the report addresses the 

storm water retention requirements and that on-site storage has been provided for a 1:100 

plus 25% storm event with a potential to provide several times that volume in temporary 

storage.  It was also noted that discharge rates appear reasonable and WSA has no further 

concerns at this time.  Correspondence from the WSA is also attached in Appendix E. 

 

Servicing Policies (Section 11) – Section 11 of the Official Community Plan identifies the 

following servicing policies that are applicable to the proposed Edgemont Park Estates residential 

development: 
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11.2 Servicing Policies 

 11.2.1: Access to the proposed development will occur via Clarence Avenue / Range 

Road 3053.  A Traffic Impact Assessment was undertaken by WSP in June of 2017.  

Turning lane movement counts were undertaken the week of June 4th, 2017 at the 

Clarence Avenue and Prairie Lane intersection, as well as the Clarence Avenue and 

Eldorado Lane intersection. Follow up counts were undertaken at Grasswood Road and 

Clarence Avenue in September, 2017.  On both occasions, the volumes were collected 

during the morning (7:00 am to 9:00 am) and afternoon (4:00 pm to 6:00 pm) peak 

periods to capture the typical commuter traffic.  It was determined that the morning peak 

hour occurred from 8:00 am to 9:00 am and the afternoon peak occurred from 4:00 pm 

to 5:00 pm at both intersections.  An annual 2.0% growth was applied to the study 

intersections to determined background traffic volumes without the additional traffic 

generated from the site.  It was determined that both the proposed North and South 

intersections are expected to operate at acceptable conditions during the morning and 

afternoon peak hour at full buildout.  Neither access requires Area System Lighting nor 

turning lanes, according to MHI warrants.  It was also concluded that the Clarence 

Avenue and Grasswood Road intersection operates with minimal delay for morning and 

afternoon peak hour for existing conditions and is expected to operate acceptably (LOS 

A/B) for all forecast scenarios.  Furthermore, it was noted that the four way stop control 

at the intersection is the highest level of traffic control devices prior to traffic control 

upgrades (i.e. signals).  As such, the intersection will be able to accommodate significant 

traffic demand, in addition to the traffic generated by Edgemont Park Estates 

development. It was recommended that extending the 60 km/h posted speed limit to 

Baker Road be considered to reduce potential conflicts along Clarence Avenue.   Lastly, 

a review of the TIA was undertaken by the Public Works department at the RM of 

Corman Park (see attached correspondence in Appendix C).  It was concluded that a 

distance of 30 m from the North entrance to the centreline of Clarence Avenue was 

considered acceptable.  This will enhance the site triangle and provide vision for the 

northbound traffic on Clarence Avenue and the east bound traffic coming off the internal 

road.  The Developer will ensure that any trees located within the 30 m site triangle are 

removed at the time of road construction. The Public Works Department also indicated 

that they would also be recommending extending the 60 km/h posted speed limit to 

Baker Road.   

 

• 11.2.2: Any internal access roads that need construction will be done so to the RM of 

Corman Park’s standards.   

 

• 11.2.3: The proposed development was referred to the Prairie Spirit School Division for 

review.  It was confirmed that two schools would serve any students living at the proposed 

Edgemont Park Estates development, including South Corman Park School (K to Grade 6) 

and Clavet Composite School (Pre-K to Grade 12).  Subsequent to the initial 

correspondence, Ms. Erickson of the Prairie Spirit School Division indicated that the 

Prairie Spirit School Division monitors capacity at all schools on an ongoing basis. This 

process takes into consideration both existing enrollment and any new developments within 

the attendance area. Ms. Erickson indicated that any significant enrolment increases would 

impact capacity and require facility planning.  In order to assess the degree to which a 



  

29 
 

school is below, or over capacity, the Ministry of Education sets out calculations to assess 

individual school capacity. These calculations are used by the province to determine which 

school projects are funded each year. If a school is “over capacity”, the provincial 

government may approve portable classrooms or a new project to add space to a school.  It 

was then indicated that both South Corman Park School and Clavet Composite School 

currently have capacity for additional students. See attached correspondence in Appendix 

J.    

 

Implementation Policies (Section 12) – Section 12 of the Official Community Plan identifies the 

following implementation policies that are applicable to the proposed Edgemont Park Estates 

residential development: 

 

12.1 General Policies 

 

• 12.2.1.1: A servicing agreement between the Developer and the RM of Corman Park is 

expected to address, but is not necessarily limited to, the following: 

• Outline the requirement for any required site-specific geotechnical reports; 

• Identify the proposed phasing, including the proposed construction timelines; 

• Identify roadway and approach specifications; 

• Identify off-site servicing fees, payable to the RM; 

• Identify the value of the required performance bond or letter of credit;  

• The proposed Municipal Reserve compromises approximately 4.36 ha (10.76 ac) of 

land, which represents an over-dedication of land in Phase 1 of the Development.  

However, as both phases of the proposed subdivision measure 51.6 ha (127.4 ac) of 

land, this represents 8.44% of the total amount of land at the proposed Development.  

As the proposed Municipal Reserve falls short of the minimum requirement of 10%, 

the Developer is proposing to pay cash-in-lieu of the outstanding amount upon the 

implementation of Phase 2.     

 

5.2 CORMAN PARK ZONING BYLAW  

 

The proposed development would require rezoning from AR1 - Agriculture Residential 1 District 

to CR-4 – Country Residential 4 District.  Development standards and regulations within the RM’s 

Zoning Bylaw will be met, as per Table 5-1 below.   

 

Table 5-1 

Comparative Site Development Standards in CR-4 Zoning District 

Site Development Standards Corman Park  

Zoning Bylaw (CR-4) 

Proposed Edgemont Park 

Estates Development 

Total Site Area Max: 64.8 ha (160 acres) 51.6 ha (127.5 acres) 

Lot Size – Phase 1 Minimum: 0.5 acres 

Maximum: 10 acres 

Phase 1 Min: 0.50 acres / 0.2 ha 

Phase 1 Max: 2.86 acres / 1.16 ha 

Phase 1 Avg: 0.86 acres / 0.35 ha 

Lot Size – Phase 2 Minimum: 0.5 acres 

Maximum: 10 acres 

Phase 2 Min: 0.50 acres / 0.20 ha 

Phase 2 Max: 1.13 acres / 0.46 ha 
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Table 5-1 

Comparative Site Development Standards in CR-4 Zoning District 

Site Development Standards Corman Park  

Zoning Bylaw (CR-4) 

Proposed Edgemont Park 

Estates Development 

Phase 2 Avg: 0.70 acres / 0.28 ha 

Municipal Reserve Either 10% or Cash-in-

Lieu 

Phase 1: 10.76 acres / 4.36 ha 

(8.44% of total land base)  

Phase 2: 0 acres / 0 ha 

Municipal Utility N/A Phase 1: 7.94 acres / 3.21 ha 

Phase 2: 6.71 acres / 2.72 ha 

Municipal Buffer N/A Phase 1: 1.52 acres / 0.62 ha 

Phase 2: 0 acres / 0 ha 

Total Area of Roadways N/A Phase 1: 13.70 acres / 5.55 ha 

Phase 2: 10.49 acres / 4.25 ha 

Required Frontage Minimum of 15 m Minimum of 15 m 

 

The minimum site size in CR4 is 0.5 acres and the maximum density is 2 sites per acre.  The policy 

reads: 

 

“4.1.  Residential  lot  density  shall  not  exceed  2  lots  per  acre (Bylaw  40/17, Approved 

September 20, 2017)” 

 

Policy 4.1 is actually redundant given the required minimum site size of 0.5 acres.  In any case the 

density of Edgemont estates is as follows: 

 

Phase 1:  1.58 lots per acre 

Phase 2:  1.02 lots per acre 

Overall:  1.29 lots per acre 

 

It is noted that when the proposed Edgemont Park Estates development was designed, the actual 

density that was targeted was much lower than the maximum of 2 lots per acre.   

 

It is also noted that the proposed Municipal Reserve compromises approximately 4.36 ha (10.76 

ac) of land, which represents an over-dedication of land in Phase 1 of the Development (see Table 

5-1 above).  However, as both phases of the proposed subdivision measure 51.6 ha (127.4 ac) of 

land, this represents 8.44% of the total amount of land at the proposed Development.  As the 

proposed Municipal Reserve falls short of the minimum requirement of 10%, the Developer is 

proposing to pay cash-in-lieu of the outstanding amount upon the implementation of Phase 2.     

 

With respect to proposed architectural controls, attached in Appendix O, it is proposed that the 

Edgemont Park Estates building committee approve and stamp all building permit applications 

prior to being issued by the RM of Corman Park.  The EPE building committee will ensure that 

the proposed house design conforms to the proposed architectural controls and that the Proposed 

Building Plan for each individual lot is consistent with the building plan map prepared by Bullée 

Consulting.  This map, attached in Appendix E, illustrates the building envelope, septic building 
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allowance and septic disposal mound placement on each lot.  It is noted that there is sufficient 

space on the smallest lot (347 m2) to provide the minimum 1,600 square foot bungalow; however, 

there may be a limitation as to the total number of accessory structures that could be built on these 

smaller lots, depending on the specific lot.    
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6 STAGING AND IMPLEMENTATION 

 

Both a Concept Plan and Plan of Proposed Subdivision have been attached as Appendix A, which 

detail the extent of the proposed subdivision of land at the Edgemont Park Estates Development.  

Appendix B illustrates the layout of the proposed recreational area.  It is anticipated that this 

development will be built out in at least two phases, but will largely depend on market conditions.  

The proposed recreational amenity would be built concurrently with Phase 1 of the development.  

It is noted that phasing of the development in terms of roadway construction and drainage works 

would generally follow the plan of proposed subdivision, with the inclusion of MU6 and MU7 to 

complete the primary drainage and storage network.  The storm water outlets within MU7 as 

described within the Drainage Report (Appendix E) will also be completed during the development 

of Phase 1.   

 

This subdivision will need to be approved by the Community Planning Branch at the Ministry of 

Government Relations.  The proposed development was submitted in November, 2017 for formal 

review (File R1052-17S).   
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7 PUBLIC CONSULTATION 

 

A Public Open House was held on August 31, 2017 at the German Cultural Centre.  Prior to this, 

a letter was sent to all residents within one mile (1.6 km) of the proposed Edgemont Park Estates 

Development.  The letter, sign in sheet, and written responses are attached in Appendix L.     

 

Many individuals and families attended the open house and came prepared to provide feedback as 

well as to request further clarification about the details of the proposed development  

 

The written and verbal comments received by residents can be generally grouped into one of the 

following categories: 

 Transportation concerns, specifically at the intersection of Clarence Avenue and 

Grasswood Road; 

 Density of the proposed development; 

 Sanitary sewer provisions and the concern that raw sewage will leach into the groundwater; 

 Capacity of existing potable water lines and how it will affect existing residents; 

 Urban sprawl / the City of Saskatoon encroaching on the RM of Corman Park; 

 Drainage and how it will affect existing residents; 

 Increase in noise and light; and, 

 Increase in taxes on the existing ratepayers, specifically as it pertains to maintenance of the 

park.   

 

Further to the Public Open House, some adjustments were made to the overall concept plan, 

including: 

 Reduction in the total number of lots from 105 to 99;  

 Increase in the size of lots adjacent to Prairie Lane to complement those across the road;  

 Addition of a north access point off Clarence Avenue to eliminate the need to use Prairie 

Lane as an access; and, 

 Planting of trees along the north perimeter to act as a visual and noise buffer between 

existing residents and future residents of Edgemont Park Estates.  

 

Table 7.1 following Section 7 contains the Developer’s response to written comments received by 

residents following the Public Open House.      

 

Following this round of public consultation, a second letter was sent on November 8th, 2017 to the 

surrounding residents explaining the changes that were being proposed (also attached in Appendix 

L).  A total of 15 written responses were received and the feedback can be grouped into the 

following categories: 

 Concern over the density of the proposed development; 

 Sanitary sewer concerns; 

 Drainage concerns; 

 Concerns surrounding improper use of the proposed recreational amenity as a party place; 

 Concern over the increase in noise associated with construction, as well as lawnmowers 

and snow blowers once the development is built out;  

 The use of “Prairie Lane Estates” as the development name; 
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 Concern over the look of the community, specifically architectural controls and lighting; 

 The proposed walkways leading to the existing Grasswood community. 

 

One phone call was received at Crosby Hanna & Associates following the distribution of the 

second letter on November 8, 2017.  Ms. Vera Fobel resides in Corman Park at the corner of 

Grasswood Road and Lorne Avenue and indicated that she had no concerns over the proposed 

development.   

 

A total of three additional phone calls were received by the Developer in December, 2017 and one 

meeting was held on December 7th, 2017 with the South Corman Park Community Association.  

The representative from the South Corman Park Community Association indicated that they 

welcomed the park as an additional amenity to the area.  The phone calls received included: 

 December 7th, 2017: caller did not provide their name, but indicated that they had no 

issues with the proposed development; 

 December 11th, 2017: caller requested to remain anonymous but indicated she lives in 

the Grasswood community.  She indicated that she was in favour of the development and 

it was likely that her adult children would buy a lot and build a house to be near family; 

 December 12th, 2017: caller did not provide their name, but indicated he was in favour 

of the way in which the development was being presented and that growth and 

development in the area were looked upon favourably.   

 

Following the written feedback received by residents in the surrounding community, several 

additional changes to the proposed development were made; each of which are described in 

detail below.     

With respect to the comments received about the density of the proposed development, it is 

acknowledged that the CR-4 zoning district provides for development not exceeding two acreages 

per acre, which is more dense than the existing CR-1 developments in the immediate area.  

However, it is noteworthy that while 99 lots are being proposed at the development, the maximum 

density (i.e. number of lots) that could be developed under the CR-4 zoning district is higher than 

what is being proposed on this parcel of land.  In fact, it has always been the intent of this project 

to provide for a range of lot sizes with only the smallest lots achieving a site size of 0.5 acres, 

while still providing the benefit of the recreational amenity.  The average lot size in Phase 1 of the 

development is 0.86 acres and the average size in Phase 2 is 0.70 acres.   Additionally, and as 

mentioned above, with respect to the size of lots adjacent to the Grasswood community, the 

concept plan has already been amended to increase the size of lots that back onto Prairie Lane, so 

that these lots are more complementary in size to the existing acreages across the road.   

With respect to comments received about the proposed wastewater treatment system, residents 

who provided input were notified that the proposed septic system is more advanced than other 

systems in the area.  Residents were also informed that the Saskatoon Health Region (now the 

Saskatchewan Health Authority) is required to review and approve all septic systems proposed at 

each development in the RM of Corman Park, including the proposed Edgemont Park Estates 

development.  Residents were also informed that the review and approval is based upon a 

Cumulative Nitrate Study that was undertaken by a Professional Engineer, and in the case of this 

particular study, it was concluded that if an advanced on-site Wastewater Treatment System 

(OWTS) be installed such as Bio-Microbics BioBarrier system, it would be capable of producing 
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effluent with significantly lower levels of nitrogen.  It was also concluded that long term risks to 

groundwater supplies are not anticipated, and as such, the Developer is proposing to use an 

advanced OWTS such as Bio-Microbics BioBarrier.  With respect to concerns over the 

requirement to use such advanced treatment systems, residents were informed that the Developer 

intends to make future lot owners aware of such a requirement through the sales agreement. 

Furthermore, it is the intent of the Developer to form a Septic Utility, which will be operated by 

certified professionals.  The utility will ensure the following: installation of proper septic system; 

site inspection for proper placement; and, yearly certified maintenance for upkeep, all of which 

will be paid for by the homeowner.  Should issues be identified with a system at any point, it would 

also be a requirement of the homeowner to pay for the maintenance to ensure that the system 

continues to function within its designed parameters. It is anticipated that the utility will be 

registered on each title thereby ensuring that the obligation passes on through changes of 

ownership.   

Lastly, as a result of public feedback provided at the Public Open House and subsequent written 

correspondence, it was determined that a Third Party (Peer) Review of the Cumulative Nitrate 

Impact Study should be undertaken.  As such, P. Machibroda Engineering Ltd. (PMEL) was 

contracted to undertake the review.  It was concluded in the review that PMEL is of the opinion 

that given the reported site conditions, the nitrate discharges from the proposed advanced OWTS 

will not adversely affect groundwater supplies.  This third party review is also attached in 

Appendix D.   

 

With respect to comments received about the drainage, residents were informed of the stormwater 

management report and associated plan that were completed by Bullée Consulting.  As noted in 

Section 3.5, it is recommended in the stormwater management plan that the storm water network 

be comprised of a series of shallow ponds and retention areas located within the Municipal Utility 

areas.  The ponds will be excavated to an elevation of 501.0 m, and the outlets will be designed 

and sized to restrict flows so that post-development runoff conditions do not exceed pre-

development runoff conditions.  Lastly, the Safe Building Elevation of 503.75 m should be applied 

to the development, including any houses or permanent structures.   

With respect to the proposed name “Prairie Lane Estates”, it was initially believed that the name 

complimented the existing area, and it was never the intent of the Developer to use this name in a 

negative or disrespectful manner.  Therefore, out of respect for the nearby home owners that are 

the original "Prairie Lane" residents, it was concluded that a name change was in order and the 

Developer changed the proposed development name to “Edgemont Park Estates”.   

 

With respect to the proposed walkways leading to the Grasswood community and the existing 

acreage development to the southwest, both pathways were removed from the concept plan.  While 

it is still believed that pathway systems linking surrounding acreage communities to the proposed 

recreational amenity would be beneficial for all, there was such strong opposition to these proposed 

paths, that they were removed.  Individuals who provided responses cited concerns over crime, as 

well as improper use of the proposed walkway system (use of quads and skidoos) to access existing 

properties in Grasswood.  In order to appease, and work with those in the Grasswood community, 

it was determined that these particular walking paths would be removed.     
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With respect to comments received about the treed buffer, a Professional Landscape Architect has 

been retained and is in the process of illustrating planting options which will ensure that 

appropriate noise and visual buffering is provided.  The options being evaluated consist of at least 

two, but up to three rows, of trees and shrubs, spaced between 3 and 5 metres apart, depending on 

the species of tree/shrub selected.  All options consist of quick growing species of trees and shrubs 

that are acclimatized to a northern climate.  The trees will be maintained initially by the Developer 

and then turned over to the community association for continued maintenance.   

Additional changes that will be implemented include: 

 The construction of an entrance sign to the development; 

 The installation and maintenance of security cameras at the recreational amenity; 

 Limiting construction hours; and, 

 Implementing architectural design standards, including the requirement to use dark-sky 

compliant lighting.  This will be achieved through the sales agreement.   

 

Appendix L contains all written responses received following the distribution of the follow-up 

letter sent on November 8th and the response sent to each of the residents who provided comments, 

generally within 24 to 48 hours by the Developer.     

A second formal meeting was held with residents from the Grasswood community, the RM of 

Corman Park administration including Ms. Rebecca Row (Director of Planning), Ms. Vicky 

Reaney (Senior Planner), Mr. Adam Tittmore (Administrator) and Councillor Chuhaniuk on 

January 10, 2018.  The Developer was in attendance with representatives from Crosby Hanna & 

Associates, Bullée Consulting, SNC Lavalin, and Imagine Contracting.  The purpose of this 

meeting was to provide additional details concerning the proposed wastewater treatment system 

as well as further details concerning the proposed drainage plan.  A handout was distributed to all 

those in attendance and is attached to this document in Appendix L.  A discussion was held 

between the Development Team and members of administration, as well as the residents in 

attendance.  Generally, the discussion was focused on the following: 

 What type of wastewater treatment systems are being proposed and what type of safety 

rating do they have; 

 Request for specific information concerning the manufacturer of the wastewater treatment 

systems; 

 What is the level of treatment expected with the proposed wastewater treatment systems; 

 Whether there are any fail-safes associated with the wastewater treatment systems which 

ensure that the groundwater cannot be contaminated and how to ensure that the homeowner 

complies with the maintenance and upkeep of the proposed wastewater treatment systems; 

 Details concerning the setup of the proposed Septic Utility; and, 

 Details concerning the potential for flooding of adjacent streets and how the Developer 

could ensure that adjacent properties are not affected by a major rain event.   

 

Following the meeting, the division counsellor (Ms. Michelle Chuhaniuk) requested contact 

information of individuals who had experience with the installation and maintenance of the 

proposed advanced OWTS at Edgemont Park Estates (Microfast BioBarrier).  These references 

were sent to the counsellor for her information.   
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Table 7.1 

Received Written Comments 

Proposed Edgemont Park Estates Development 

Stakeholder Written Comments Developer Response to Concerns 

Kody Rousseau “My wife and I attended the proposed Edgemont 

Park Estates open house, as we are currently 

looking to leave the busy lifestyle and start 

living/enjoying the country lifestyle.  We are a 

younger couple in the process of starting a family 

of our own and would like for this development to 

go through, as there is nothing comparable in other 

developments surrounding the city.  We have been 

in the market for an acreage and are convinced this 

is the development that best suits our needs.” 

The Developer is looking forward to working with families in 

determining lot suitability in the future.       

John and Pat 

Molnychuk 

“Concerns – Water/Sewer 

Concerns – Area adjoining Spraying, etc. 

Not opposed to concept.  Good luck.” 

Potable water will be provided by the Dundurn Rural Water Utility.   

 

A septic system feasibility study and follow-up cumulative nitrate 

impact assessment desktop study was undertaken by SNC Lavalin 

using the data obtained from the septic system feasibility study the 

potential for nitrate migration from the Onsite Wastewater Treatment 

Systems (OWTS) to potential receptors (e.g. potable wells).  The 

report concluded that, based on preliminary modelling results, if an 

advanced OWTS be installed such as Bio-Microbics BioBarrier, it 

would be capable of producing effluent with significantly lower 

levels of nitrogen.  It was also concluded that long term risks to 

groundwater supplies are not anticipated.  As such, the Developer 

proposes to use an advanced OWTS such as Bio-Microbics 

BioBarrier at each development lot.  This requirement will be 

outlined in the sales agreement between the Developer and future lot 
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owners.  This will also ensure that proper placement on each 

individual lot can be achieved.   

Unknown “I would like to see fruit trees planted around the 

play area.” 

Although this is a good idea in principle, it is believed that fruit 

shrubs would be better suited at the development.  Unless the fruit 

trees are well-harvested every year, any fruit that falls from the 

trees results in worm and wasp infestations.  As such, the 

Developer will look at the idea of planting cherry shrubs, currents, 

and other fruit shrubs at the recreational amenity.   

Unknown “The density of housing does not fit with the 

surrounding acreage community.  The impact on 

existing roadways will be significant with a 

dramatic increase in traffic and use.” 

Density: The RM of Corman Park Council recently amended their 

Official Community Plan and Zoning Bylaw to provide for 

development of acreage lots not exceeding two lots per acre, or 0.5 

acre lots.  There is a market demand for smaller acreage lots, as 

there is less upkeep required when compared to the larger lots 

provided for in the CR-1 Zoning District. 

Traffic: A Traffic Impact Assessment was undertaken by WSP in 

June of 2017.  Turning lane movement counts were in June 2017 

with follow up counts in September 2017. Combined with an 

annual 2.0% to the study intersections, it was determined that both 

the proposed North and South intersections are expected to operate 

at acceptable conditions during the morning and afternoon peak 

hour at full buildout.  Neither access requires Area System Lighting 

nor turning lanes, according to MHI warrants.  It was also 

concluded that the Clarence Avenue and Grasswood Road 

intersection operates with minimal delay for morning and afternoon 

peak hour for existing conditions and is expected to operate 

acceptably (LOS A/B) for all forecast scenarios.  Furthermore, it 

was noted that the four way stop control at the intersection is the 
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highest level of traffic control devices prior to traffic control 

upgrades (i.e. signals).  As such, the intersection will be able to 

accommodate significant traffic demand, in addition to the traffic 

generated by Edgemont Park Estates development. It was 

recommended that extending the 60 km/h posted speed limit to 

Baker Road be considered to reduce potential conflicts along 

Clarence Avenue.   

Peter Royer “Could you provide more detailed info on 

wastewater treatment as well as ground water 

studies” 

Information sent to resident.   

Brittney Rousseau “My husband and I were notified of the open 

house, which we attended and as a young couple 

looking for a smaller acreage, we would love to see 

this development go through.  We feel this 

development is a prime location.  Based on the 

location and amenities, I feel this development will 

attract younger families which really interests us!” 

The Developer is looking forward to working with families in 

determining lot suitability in the future.       

Bob Kirkpatrick “Dear Sir: I attended your open house last evening 

and provide my feedback directly to your 

representatives, having reviewed the material you 

had sent in advance and the material at the 

meeting.  To reiterate, we are strongly opposed to 

this development and intend to carry forward that 

opposition should the developer decide to proceed.  

From the meeting last night, we understand that an 

application for rezoning has not yet been made.  

This is somewhat inconsistent with the first 

Application process: The rezoning application has been submitted 

to the RM of Corman Park, however, the Comprehensive 

Development Review process requires that public consultation be 

undertaken prior to consideration for rezoning by the RM Council.   

Density: The RM of Corman Park Council recently amended their 

Official Community Plan and Zoning Bylaw to provide for 

development of acreage lots not exceeding two lots per acre, or 0.5 

acre lots.  There is a market demand for smaller acreage lots, as 
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paragraph of the letter you had sent out.  In any 

event, whatever the stage of the process, please 

note our opposition to the proposal.   

The proposal is entirely inconsistent from a design 

and density standpoint to anything in the 

surrounding area.  Apart from the water, drainage 

issues etc. the proposed access points off Clarence 

and Prairie Lane are of significant concern to 

anyone in the vicinity of those areas.  The traffic, 

noise, light and other factors related to this 

development (both during construction and 

afterwards) provide no upside whatsoever to 

landowners in the vicinity, which are the ones 

affected.  To be fair, land cannot simply be 

sterilized for development.  However, should that 

development impact other landowners, either by 

way of diminution in value or loss of enjoyment, 

then those are compensatory matters that need to 

be addressed by the developer (ie the one deriving 

the benefit).  In any event, a development that is 

entirely inconsistent with prior developments in 

which individuals either developed or purchased 

into would be inherently inequitable.  Hope that is 

of assistance.  Happy to discuss further if you 

wish.” 

there is less upkeep required when compared to the larger lots 

provided for in the CR-1 Zoning District. 

Traffic: A Traffic Impact Assessment was undertaken by WSP in 

June of 2017.  Turning lane movement counts were undertaken in 

June 2017 with follow-up counts in September, 2017. Combined 

with an annual 2.0% to the study intersections, it was determined 

that both the North and South intersections are expected to operate 

at acceptable conditions during the morning and afternoon peak 

hour at full buildout.  Neither access requires Area System Lighting 

nor turning lanes, according to MHI warrants.  It was also 

concluded that the Clarence Avenue and Grasswood Road 

intersection operates with minimal delay for morning and afternoon 

peak hour for existing conditions and is expected to operate 

acceptably (LOS A/B) for all forecast scenarios.  Furthermore, it 

was noted that the four way stop control at the intersection is the 

highest level of traffic control devices prior to traffic control 

upgrades (i.e. signals).  As such, the intersection will be able to 

accommodate significant traffic demand, in addition to the traffic 

generated by Edgemont Park Estates development. It was 

recommended that extending the 60 km/h posted speed limit to 

Baker Road be considered to reduce potential conflicts along 

Clarence Avenue.   

Lights/noise: The Developer is aware that there will be noise 

associated with the construction of both phases of development.  As 

such, the developer is working with a Professional Landscape 

Architect to design planting options for a proposed treed buffer.  

The options being evaluated consist of at least two, but up to three 

rows, of trees and shrubs, spaced between 3 and 5 metres apart, 
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depending on the species of tree/shrub selected.  All options consist 

of quick growing species of trees and shrubs that are acclimatized 

to a northern climate.  Dark-sky compliant lighting will be required 

on houses built within the Edgemont Park Estates development.  

This will be outlined in the sales agreement.   

Diminution in value: It is not believed that the Edgemont Park 

Estates development will result in a decrease in value in 

surrounding properties.  It is believed that there will actually be an 

increase in property values resulting from this development.  The 

Developer has received feedback from potential lot owners and 

surrounding residents indicating support for the proposed 

subdivision as well as the proposed recreational amenity.  The 

recreational component of the development has been well thought-

out, as it provides opportunities for use year-round with equipment 

that has been tested in a northern climate and is suited for people of 

all ages and abilities.  This proposed recreation area will benefit 

members of the proposed Edgemont Park Estates community, but 

also existing residents in the RM of Corman Park region.  The 

proposed development has been designed to maximize the number 

of south and west facing back yard lots. Walking paths have been 

incorporated into the recreational area of the proposed concept.  It 

is further proposed that the proposed recreational amenities be 

available for residents of Edgemont Park Estates, as well as 

surrounding neighbourhood residents to use.  The Developer will 

form a Community Association to undertake the required park and 

trail maintenance.   
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Roxanne and 

Howard Salisbury 

“As long-time holders of property abutting Prairie 

Lane we wish to register our strenuous objection to 

this ill-conceived proposed development.  

Following are our reasons and rationale for 

objecting to the proposal: 

 

(1) There appears to be no benefit to existing 

neighbouring property holders were this 

development approved and carried 

forward.  There may be some benefit to the 

Rural Municipality in the form of 

increased tax revenue, but it is highly 

unlikely that any of this increased revenue 

would trickle down as significantly 

beneficial to existing taxpayers.   

(2) It is beyond reason that a high density 

residential development be constructed in 

isolation in what is an existing area of 

farming and very low density country 

residential development.  High density 

development is incongruous with the 

existing nature of the Grasswood area.  

The nearby cities of Saskatoon, Warman 

and Martensville offer almost unlimited 

opportunity for high density residential 

development.  In addition the surrounding 

towns of Dundurn, Asquith, Aberdeen and 

others are welcoming of increased 

residential development.  

(1) The Developer believes that the benefit to existing rate 

payers would be that the park amenity would be open to 

residents of the surrounding area, including those residing 

within Grasswood.   

(2) The RM of Corman Park Council recently amended their 

Official Community Plan and Zoning Bylaw to provide for 

development of acreage lots not exceeding two lots per 

acre, or 0.5 acre lots.  There is a market demand for smaller 

acreage lots, as there is less upkeep required when 

compared to the larger lots provided for in the CR-1 

Zoning District. 

(3) A Traffic Impact Assessment was undertaken by WSP 

Group in August, 2017 with a follow-up review of the 

larger surrounding area in September, 2017 once the 

concept plan had been amended.  It was concluded that the 

Clarence Avenue and Grasswood Road intersection 

operates with minimal delay for morning and afternoon 

peak hour for existing conditions and is expected to operate 

acceptably (LOS A/B) for all forecast scenarios.  

Furthermore, it was noted that the four way stop control at 

the intersection is the highest level of traffic control devices 

prior to traffic control upgrades (i.e. signals).  As such, the 

intersection will be able to accommodate significant traffic 

demand, in addition to the traffic generated by Edgemont 

Park Estates development. Capacity analysis indicates that 

the North and South intersections operate with minimal 

delays and are expected to continue to operate acceptably 

for all forecast scenarios.  It is noted in the TIA due to the 

number of accesses along Clarence Avenue, extending the 

60 km/h posted speed up to Baker Road should be 

considered to reduce potential conflicts along Clarence 



 

43 
 

Table 7.1 

Received Written Comments 

Proposed Edgemont Park Estates Development 

Stakeholder Written Comments Developer Response to Concerns 

(3) The existing infrastructure, particularly 

roadways, is not suited for the greatly 

increased traffic that would result from the 

proposed development.  High speed traffic 

on both Clarence Avenue and Grasswood 

Road has increased tremendously over the 

past number of years and the proposed 

addition of 105 new high density 

residences will only exacerbate the issue.  

Are traffic lights planned for the Clarence 

Avenue / Grasswood Road intersection 

should this proposal go ahead? 

(4) Further to item (3), the proposal for Prairie 

Lane to be part of the entry and egress to 

the proposed development can only be 

charitably described as absurd.  Several 

existing acreages front onto this narrow 

road.  As its name suggests, this pastoral 

lane, with its 30 KPH speed limit, is suited 

for low density local access only.  It is 

used by existing residents for safe family 

walks, biking and horseback riding, and 

any increase in motorized traffic would be 

unsafe and unwelcome.   

(5) Again further to item (3), we question the 

water requirements of the proposed 

development.  Potable water is no doubt 

available from the existing rural 

distribution system, however, has the 

proper engineering analysis been carried 

out to ensure the supply will be adequate 

Avenue.  Lastly, the north and south access intersections do 

not meet MHI Intersection Area Lighting System warrant.   

(4) In terms of the proposed access using Prairie Lane, the 

Developer amended the Concept Plan, and instead 

proposed that an access approximately 100 m to the south 

be utilized instead.  Additionally, a total of seven lots have 

been removed adjacent to the Grasswood property line, and 

now only three lots will be abutting Prairie Lane.  

Additionally, these lots have been increased in size and are 

now approximately 2.72 acres, 2.48 and 2.4 acres in site 

size, respectively.   This should alleviate any concerns 

listed in point (4).     

(5) The Dundurn Rural Water Utility has indicated that they 

can provide potable water to the development.  An inquiry 

was made to the RM of Corman Park to determine whether 

the existing rural water distribution system could be 

considered as a potential supplier of potable water, and it 

was indicated that this was not a possibility, due to lack of 

capacity.  The RM will need to correspond with Saskatoon 

Fire and Protective Services to set up the general 

parameters for these services at the proposed Development. 

It is noted that the DRWU has a fire truck fill pump located 

at Pump House #1 at the corner of Grasswood and Preston 

which services the needs of the tanker trucks which are 

only used by the Saskatoon and Dundurn Fire Departments 

to fight fires.  There are no capacity issues at this pump 

house, as it is only available for fire departments to use 

(correspondence from the DRWU attached as Appendix 

M).  This fill location is located approximately 1 km to the 

north and 1.6 km to the east of the proposed development.  
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without negatively affecting existing 

customers?  Likewise, will the existing 

distribution system be adequate to provide 

for the fire protection (hydrants) that will 

undoubtedly be required for a high density 

development? 

(6) It is proposed that individual residence 

septic tanks and fields/mounds be installed 

to handle sanitary sewage generated by the 

proposed high density development.  This 

will be a concentrated sewage load that 

will have to eventually be absorbed into 

the ground.  Has a proper hydrogeological 

study been carried out to determine how 

this concentrated load might affect ground 

water quality in the area (many existing 

residents use a well as a potable water 

source)? Is there a possibility of odour 

problems?  The proponent’s consultant has 

advised that three-compartment, aerated 

septic tanks will be utilized to reduce the 

Biological Oxygen Demand (BOD) on the 

effluent.  We doubt the long-term efficacy 

of these systems due to their requirement 

for additional, somewhat costly 

maintenance.  The manufacturers’ claims 

for performance of these systems are also 

felt to be greatly overstated.   

(7) A great deal of hard, non-absorptive 

surface (roads, walks, roofs, driveways, 

etc) will be constructed in the relatively 

There is an additional pumphouse located in the Hamlet of 

Casa Rio on Lot 4, Block 1 of Casa Rio Lane, which is 

approximately 1 km to the south of the proposed 

development.   

(6) Yes, a proper cumulative nitrate impact study has been 

carried out by SNC Lavalin to ensure that ground water 

quality will not be affected by the systems proposed at this 

development.  The report concluded that, based on 

preliminary modelling results, if an advanced OWTS be 

installed such as Bio- Microbics BioBarrier, it would be 

capable of producing effluent with significantly lower 

levels of nitrogen.  It was also concluded that long term 

risks to groundwater supplies are not anticipated.   

(7) A grading plan and associated drainage report were 

completed by Bullée Consulting at the request of the 

developer in June, 2017.  It is recommended in the 

stormwater management plan that the storm water network 

be comprised of a series of shallow ponds and retention areas 

located within the Municipal Utility areas.  The ponds will 

be excavated to an elevation of 501.0 m, and the outlets will 

be designed and sized to restrict flows so that post-

development runoff conditions do not exceed pre-

development runoff conditions.  Lastly, it is recommended 

within this report that the Safe Building Elevation of 503.75 

m should be applied to the development, including any 

houses or permanent structures.  Furthermore, the 

cumulative nitrate impact assessment report clearly states 

that mounding associated with increased levels of water 

associated with the proposed septic systems would be 

negligible.  It is believed concerns of increased groundwater 

levels brought forward is specific those who currently 
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small development area.  There will be no 

access to an existing gravity storm water 

system, so surface water handling will be 

another concern.  The Proponent’s 

consultant has proposed that melt and rain 

water be directed to existing sloughs 

through a catch basin / buried piping 

system.  With the unpredictable nature of 

rain storms such a system would provide 

only a temporary solution to 

accommodating melt water and rain.  

Unlike municipal storm water retention 

ponds, these sloughs cannot be drained 

into a river or other flowing body of water.  

Inevitably this retained, contaminated 

(road salt, petroleum products, pesticides, 

etc) water will have to be absorbed into the 

ground (or result in surface flooding as has 

proven to be the case in some poorly 

planned existing acreage developments 

south-east of Saskatoon).   

(8) Dark sky light pollution will also result 

from this proposed high-density 

development.  Right now most existing 

residents enjoy the dark sky environment 

the area offers.  The proposed development 

will no doubt require street lighting due to 

its nature.  Although cut off fixtures might 

be employed to reduce light pollution from 

street lamps, they are far from completely 

effective.  In addition there will be 

experience water issues on their own land, particularly the 

north east property owners in the Hamlet of Grasswood 

where issues or problems extend beyond ground water 

levels  and there are surface drainage issues that need to be 

addressed. 

(8) The Developer is willing to require dark sky compliant 

lighting be used at each residence at the proposed 

development.  This will be laid out in the sales agreement.   

(9) The Developer is aware that there will be noise associated 

with the construction of both phases of development.  As 

such, the developer is proposing to plant a row of trees 

along the north boundary of Edgemont Park Estates to 

buffer the existing residents from light or noise associated 

with the development. 

(10) It is not believed that the Edgemont Park Estates 

development will result in a decrease in value in 

surrounding properties.  It is believed that there will 

actually be an increase in property values resulting from 

this development.  The Developer has received feedback 

from potential lot owners and surrounding residents 

indicating support for the proposed subdivision as well as 

the proposed recreational amenity.  The recreational 

component of the development has been well thought-out, 

as it provides opportunities for use year-round with 

equipment that has been tested in a northern climate and is 

suited for people of all ages and abilities.  This proposed 

recreation area will benefit members of the proposed 

Edgemont Park Estates community, but also existing 

residents in the RM of Corman Park region.  The proposed 

development has been designed to maximize the number of 

south and west facing back yard lots. Walking paths have 
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extraneous ambient light pollution from 

interior and exterior house lights, 

residential landscape lights, automobile 

headlamps, etc.  In our particular case 

where we now are able to experience a 

star-lit night sky we can instead expect the 

obtrusive “glow” from the proposed 

development to greatly diminish that 

environment.  

(9) Noise pollution will be another detrimental 

result of the proposed high-density 

development.  The fact that there would be 

several hundred people concentrated in a 

relatively small area will necessarily result 

in increased ambient noise.  More area 

traffic and the use of multiple 

lawnmowers, trimmers, snow blowers, 

ATVs, etc will all lead to a bothersome 

noise level.  The “peace and quiet” many 

of us moved to the country to enjoy will be 

gone, or at the very least severely 

diminished.   

(10) On a purely mercenary level we 

can expect that our property values will be 

adversely affected.  Most people who 

move to the country to so expecting to 

avoid the adverse “city-like+ conditions 

detailed above.  The properties located in 

the vicinity of the proposed development 

will without a doubt lose considerable 

been incorporated into the proposed concept, all of which 

lead to the proposed recreational area near the east 

boundary of the development.  It is further proposed that 

the proposed recreational amenities be available for 

residents of Edgemont Park Estates, as well as surrounding 

neighbourhood residents to use.  The Developer will form a 

Community Association to undertake the required park and 

trail maintenance.   
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value as a result.  What compensation can 

the existing residents expect to receive? 

 

In addition to all of the practical reasons listed 

above, we feel it is just wrong to insert what is 

essentially an urban subdivision into an established 

rural residential area against the wishes of the 

existing residents who have considerable historical, 

emotional and physical investments in the area.  

We see absolutely no benefits to the existing 

residents to this proposal going ahead.  Only the 

Developer / Land Speculator will benefit, and that 

will be strictly in monetary terms. “ 

Stephen and Kim 

Fenner 

“Our thoughts to this development are listed below. 

1. Access to all roads from the sub division 

should be made off Clarence Avenue.   

2. Lot sizes should average 2.47 acres. 

3. If the sub division insists on a CR4 

standard of allowing ½ acre lots, then the 

sub division have central sewer and a 

pressurized central potable water system.  

4. The developer is current and in good 

standing with all taxes and commitments 

made with the RM of Corman Park and 

Grasswood Estates. 

5. That a bond of 150% of all development 

costs be posted with Corman Park.  

1. The Developer has amended the concept plan so that the 

access points to Edgemont Park Estates are both on 

Clarence Avenue.   

2. The proposed Zoning District for this development is CR-4 

and not CR-1.  The RM of Corman Park Council recently 

amended their Official Community Plan and Zoning Bylaw 

to provide for development of acreage lots not exceeding 

two lots per acre, or 0.5 acre lots.  There is a market 

demand for smaller acreage lots, as there is less upkeep 

required when compared to the larger lots provided for in 

the CR-1 Zoning District. 

3. Centralized sewer is not possible beyond the City of 

Saskatoon limits.  However, the Developer is proposing to 

use an advanced OWTS such as Bio- Microbics 
BioBarrier.  This type of system was reviewed by SNC 

Lavalin and determined that it would be capable of 
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6. That the developer pave all roads within 

the development, install turning lanes on 

Clarence an pave the road from the sub 

division to the city.  Thank you for the 

opportunity to input.” 

producing effluent with significantly lower levels of 

nitrogen.  It was also concluded that long term risks to 

groundwater supplies are not anticipated.  Potable water 

will be provided by the Dundurn Rural Water Utility.   

4. Grasswood Estates is a separate development from 

Edgemont Park Estates, and as such, has no bearing on this 

document, however, the commitments made by the 

Developer have been worked out with Corman Park.   

5. The RM of Corman Park requires bond or cash for 75%, 

not 150%, as indicated in the email.   

6. A Traffic Impact Assessment was completed for the 

proposed development.  Neither access requires Area 

System Lighting nor turning lanes, according to MHI 

warrants.  It was recommended that extending the 60 km/h 

posted speed limit to Baker Road be considered to reduce 

potential conflicts along Clarence Avenue.   


