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Basis and Use of the Report 
 

The information contained in this Report is intended for the sole use by the Developer for the purpose of 
submission to the RM of Edenwold No. 158 as part of a development application. No other party may use or 
rely upon this Report, or any portion thereof, without the written consent of Beaton Planning. Beaton Planning 
will consent to any reasonable request made by the Developer to approve the use of this Report by other parties 
as approved users. The contents of this Report are based on the specific site, land use, design, and background 
information that were described or provided to Beaton Planning by the Developer. The material herein reflects 
Beaton Planning’s knowledge and understanding of the development given the information available to it, at the 
time of preparation. The accuracy and reliability of this Report are valid only to the extent that the information 
provided is correct. This Report has been prepared in a manner consistent with the level of skill ordinarily 
exercised by members of the profession practicing at the time of writing the Report and under similar 
conditions. No other warranty is expressed or implied.  
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1 PURPOSE 

This Comprehensive Development Proposal (Report) has been prepared on behalf of New Horizon Group 
of Companies (Developer) to express its interest in developing an industrial park, referred to as New 
Horizon Business Park, in the RM of Edenwold No. 158 (RM). The Developer is a Saskatchewan-based 
development and real estate company specializing in commercial and light industrial properties. The 
Developer has established other properties, some of which it owns and operates, in the Town of Pilot 
Butte and the community of Emerald Park. 

The RM’s Official Community Plan (OCP) and Zoning Bylaw require the preparation of a 
Comprehensive Development Proposal to be included with an application to rezone, subdivide, re-
subdivide, or re-develop three or more sites. This Report has been prepared according to the requirements 
of the OCP and Zoning Bylaw and describes the existing and intended land uses of the proposed 
development, the adjacent uses, and the provision of infrastructure services. Professional reports and other 
supporting background information are included in the attached appendices. 
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2 DESCRIPTION OF THE PROPOSED DEVELOPMENT 

2.1 LOCATION 

The Developer is proposing to subdivide and develop two existing parcels of land, comprising a total area 
of 19.09 hectares (47.17 acres), into bareland and building condominium units for commercial and light 
industrial use. The lands proposed for development are legally described as Condo Plan, 102285378 Ext 0 
(formerly Parcel B) and Blk/Par D, Plan 102375435 Ext 0, both in the SE ¼ 6-18-18-W2M. The 
development site is located in the RM, approximately 4 km (2.5 miles) east of the boundary of the City of 
Regina and 1 km (0.6 miles) northwest of the Town of Pilot Butte. The parcel pictures for the Condo Plan 
and Parcel D are attached to this Report as Appendix A. 

 

Figure 2-1: Map depicting regional context of the development site, which is located within the blue circle. 

 

2.2 EXISTING LAND USES AND CONDITIONS  

Within the Subject Quarter Section 

The Condo Plan measures 6.58 hectares (16.26 acres) in area and has been subdivided into bareland and 
building condominium units for commercial and light industrial use. Construction of the buildings and 
installation of the utilities is nearing completion. Parcel D contains 12.51 hectares (30.91 acres) and is 
currently vacant. 

A residential acreage is located in the northeast corner of the quarter section. The remaining portion of the 
quarter section is undeveloped agricultural land containing no buildings, structures, or significant natural 
features that would be adversely impacted by the development.  
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Surrounding Lands 

Land uses surrounding the quarter section are primarily agricultural crops, pasture, and commercial and 
industrial developments. Businesses in the vicinity include KF Croft Aggregates Ltd., Inland Aggregates, 
TTN Farm Pro Wholesale Corp., and Regina Maintenance Plus. A gravel extraction operation is located 
directly north and east of the site. The Tor Hill and Murray golf courses are northwest of the site. The use 
of the proposed development is compatible with neighboring land uses.  

 

Figure 2-2: Map depicting land usage adjacent to development site, which is located within the blue circle. 

 

2.3 PHASING OF DEVELOPMENT 

Concept Plan 

The concept plan for the entire development site, the plan of proposed subdivision for the Condo Plan, 
and the plan of proposed subdivision for Parcel D, are attached to this Report as Appendices B, C, and D, 
respectively. The attached drawings show the locations of the existing and proposed bareland 
condominium units, buildings, roads and approaches, utilities, parking areas, sidewalks, and contour 
elevations.  
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Phase 1 

Phase 1 of the development was the subdivision of Parcel B into condominium units to form what is now 
the Condo Plan. The Condo Plan contains nine bareland condominium units, ranging in size from 1,148 
square metres to 7,257 square metres, 23 building condominium units measuring 76 square metres to 365 
square metres, and 23 parking units. Internal roads were subdivided to provide access within the site. The 
subdivision was completed by the Developer and has been approved by the Community Planning Branch 
and registered with Information Services Corporation (ISC).  

All eight of the principal buildings have been constructed and a portion of the roads and utilities have 
been installed. Road and utility construction will be completed as per the timelines established in the 
servicing agreement, attached as Appendix E. A retention pond, designed for on-site stormwater 
management was also constructed during Phase 1.  

The lot and unit numbers of the units in the Condo Plan are shown on the plans attached in Appendix F. 

Phase 2 

An application has been submitted to the Community Planning Branch to subdivide Parcel D into 10 
bareland condominium units ranging from 7,860 square meters to 14,800 square meters in area. The units 
will accommodate businesses and land uses similar to those in the Condo Plan. Access to the 
condominium units will be provided by an internal road network, which will be registered as common 
property and will be owned and maintained by the condominium corporation. The plan of proposed 
subdivision is attached as Appendix D and is currently under review by Community Planning.  

As part of Phase 2, the buildings, roads, and utilities in Parcel D will be constructed or installed and the 
retention pond will be expanded. The Developer intends to complete construction of the retention pond 
during the 2023 construction year in order to accommodate storm water and runoff from the additional 
development.    

Condominium Corporations 

At the time of writing this Report, condominium corporations have not been established. The Condo Plan 
and the proposed bare land condominium development on Parcel D will be owned by two separate 
condominium corporations. The two corporations will share ownership and responsibility for on-site 
services. The parties will enter into an agreement to address ownership, maintenance, and financing for 
the shared services. The agreement will also address the shared internal road network to ensure each 
condominium unit has access from the internal road network. 
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2.4 MUNICIPAL RESERVE 

The Planning and Development Act, 2007 requires the owner of land that is proposed for subdivision to 
provide to the municipality in which the land is located: 

• land dedicated as municipal reserve. 
• money in lieu of any land required as municipal reserve; or 
• a combination of land and money. 

During the subdivision of Parcel D from the quarter section, 0.63 hectares (1.56 acres) was required to 
meet the municipal reserve requirement. The Developer, the RM, and the Director of Community 
Planning agreed that, given the use and location of the development, money in lieu of land dedication 
would be the most appropriate way of meeting the requirement. The funds were transferred to the RM 
following the signing of the servicing agreement for Parcel D, dated July 2021 and attached at Appendix 
E. The municipal reserve requirement for all three phases of development has therefore been satisfied. 

2.5 LANDSCAPING STANDARDS 

Xeriscaping is proposed in order to limit the need for irrigation and maintenance. A landscaped strip of 
land measuring 5.0 meters (16.4 feet) or more in width will be provided along the front site line. Once 
grading and construction are complete, additional trees and vegetation may be planted where they would 
not interfere with sight lines. 
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Designated areas for the storage of equipment and materials, as well as garbage and recycling bins, and an 
oil drop will be provided on-site. Areas intended for storage and solid waste will be suitably screened 
from view. Space for parking loading vehicles will also be provided on-site to eliminate traffic impacts to 
the Range Road 2185. 

The development will be enclosed with a silt screen fence, similar to those shown in Figures 2-3 and 2-4. 
Gates have been installed at the entrances to the development site. As per the regulations established in 
section 4.11 of the Zoning Bylaw: 

• Fences will not exceed the height limits established in the Zoning Bylaw.  
• Fences, hedges, and other structures will be located entirely within the property lines of the site 

and will not be placed in any required sight triangle. 
• The design and building materials used will be consistent and complementary to the primary 

building(s).  

The landscape plan attached as Appendix G shows the general locations of the proposed fence and 
locking gates, existing and planned services, proposed surface materials, and road network.  

 

 

Figure 2-3: Example of silt screen fence. 



New Horizon Group of Companies 
June 16, 2023 

 
 

7 
Beaton Planning  306-530-7594  beatonplanning@gmail.com 

 

 

Figure 2-4: Example of silt screen fence. 

 

2.6 BUSINESS LICENSES 

Businesses within the Condo Plan have been provided with information regarding the requirement to 
obtain a valid business license from the RM prior to operating. The Developer will provide the same 
bylaw and licensing information to all future businesses intending to establish in New Horizon Business 
Park. 
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3 ENVIRONMENTAL AND HERITAGE SENSITIVITY 

3.1 ENVIRONMENTAL SITE ASSESSMENT 

A Phase 1 environmental site assessment, dated November 24, 2014, was completed for the site. The 
report indicates there are no records of hazardous substances having been stored on the site and no record 
of hazardous spills. The report is attached as Appendix H.  

3.2 TOPOGRAPHY 

The topography of the development site and surrounding land is relatively flat and slopes gently from 
northeast to northwest. Prior to the development of the Condo Plan, water pooled in a shallow depression 
near the center of the site, forming a natural slough. As a result of the topography and soil conditions, the 
land demonstrates the potential for poor drainage and flooding. The retention pond was designed and 
constructed to manage runoff and ensure safe building development. In order to minimize changes to the 
on-site grades, the retention pond has been constructed in the location of the slough.  

3.3 GEOTECHNICAL REPORTS 

Two preliminary geotechnical investigations were conducted for the development site, one for Parcel B, 
dated February 26, 2018. The other geotechnical report is dated December 31, 2010, and covers a larger 
portion of the quarter section. The development site is located atop a portion of the Condie Aquifer. Both 
geotechnical reports indicate the presence of groundwater and a relatively high-water table at the location 
but do not identify conditions that would make the site unsuitable for the development. The geotechnical 
investigations are attached to this Report as Appendix I. 

More detailed geotechnical reports were completed for the building sites, prior to construction of the 
buildings. Copies of the reports have been submitted to the RM as part of specific development and 
building permit applications. Similar detailed geotechnical assessments will be conducted prior to the 
construction of future buildings to ensure suitable building design.  

3.4 HERITAGE SENSITIVITY 

 
A search of the Developers’ Online Screening Tool, administered by the Saskatchewan Heritage 
Conservation Branch indicates that the land is not heritage sensitive. A copy of the heritage 
screening report is attached as Appendix J.  
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4 SERVICING 

4.1 DRAINAGE 

A conceptual stormwater management and release rate report was completed by Walker Projects (March 
2018). The report provides pre and post-development runoff conditions for the site as well as a conceptual 
design for a stormwater retention pond.  

Plans showing the details of the drainage design and retention pond were completed by Walker Projects 
(Condo Plan only) and Dynamic Earth Solutions Inc. (Condo Plan and Parcel D). The written reports and 
associated drawings are attached as Appendix K.  

The retention pond was constructed at the location of the existing low area and will be designed to 
manage the 1:100 storm event for the site. Drainage works will not be constructed downstream. The 
report indicates that impacts to downstream users, as well as the receiving water body (Pilot Butte Creek), 
will be minimized, as additional runoff will be managed on-site and released at a rate equal to the pre-
development conditions. The final detailed design will ensure the retention pond and outlet will not have 
an adverse effect on the existing overland drainage as the elevations of the pond and drainage outlet will 
be similar to the pre-existing topography.  

The Water Security Agency has confirmed that provincial approval for drainage works will not be 
required since impacts from runoff would remain as close to natural as possible, there will be no drainage 
works constructed downstream of the retention pond, and the downstream channel will remain in a natural 
state. A copy of the email correspondence between the Developer and Dwayne Siba, Water Security 
Agency, is also included in Appendix K. 

In accordance with provincial and municipal regulations, all buildings will be constructed at or above the 
Minimum Building Elevation of 1:500 Estimated Peak Water Level plus a safety factor of 0.5 metres (1.6 
feet) or higher.  

Should this Report be accepted by the RM Council, the Developer will submit a pre-engineering report 
related to drainage. The pre-engineering drainage report will address the following: 

• The drainage calculations in the drawing provided by Dynamic Earth Solutions Inc. are based on 
a development area of 18.33 hectares (45.29 acres). However, the actual development area is 
19.09 hectares (47.17 acres). The drainage calculations will be corrected in the pre-engineering 
report and will be based on an area of 19.09 hectares (47.17 acres). 

• The plan provided by Dynamic Earth Solutions Inc. shows a pond bottom elevation of 605.5 
metres (1986.5 feet) and an outlet elevation of 606.2 metres (1988.8 feet). This could result in 0.7 
metres (2.3 feet) of standing water remaining in the bottom of the pond. A stormwater 
management plan showing the specific details and corrected calculations of the capacity and 
elevations of the pond and outlet will be included in the pre-engineering report. 
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• The 1:500 Estimated Peak Water Level and Minimum Building Elevation (1:500 EPWL plus 0.5 
metres) will be calculated and shown on the detailed drainage design drawing(s). This will 
demonstrate that the development site is not within the floodway. 

• Demonstrate that water will be released from the pond at the pre-development 1:5-year storm 
rates. 

4.2 AQUIFER PROTECTION 

The development site overlies a portion of the Condie Aquifer. An aquifer protection plan, dated February 
6, 2023, was completed for the Condo Plan and is attached to this Report as Appendix L. If required, the 
Developer agrees to submit an additional aquifer protection plan for the entire development for the 
Council’s review.  

4.3 TRANSPORTATION 

Access 

The development site is located approximately 1 kilometer (0.6 miles) north of Provincial Highway No. 
46 and will be accessed from Range Road 2185, east of, and adjacent to the development. Range Road 
2185 is a paved municipal road, which has been designed to accommodate the weight and volume of 
traffic typically generated by industrial uses. Two existing approaches off Range Road 2185 provide 
access to the internal road network. The internal access roads will be common property, owned by the two 
condominium corporations. Internal roads will have a width of 18.00 meters (59 feet) and allow for two-
way traffic; the cul-de-sac will be designed to safely accommodate large trucks and emergency vehicles.  

• Access to Parcel D will be from the existing approach off Range Road 2185. 
• The location of the planned and existing portions of the internal road network is shown on the 

concept plan, attached as Appendix B. 
• Each condominium unit will have a separate entry and exit from the internal condominium road. 

An example of traffic flow through the units is shown on the plan attached as Appendix M. 
• Since this is an industrial site, separated from the general public by physical distance, fencing, 

and a highway, pedestrian movement into and out of the site will be minimal. However, 
sidewalks will be constructed along the front of each building to provide safe entry for 
pedestrians walking into the buildings. Sidewalks will be a minimum of 1.5 meters in width and 
will meet universal design standards as in accordance with section 3.24.E.3 of the Zoning Bylaw. 

Road Construction 

Road construction within the Condo Plan is partially complete. Construction of the roads and road 
surfaces within the Condo Plan is scheduled for completion in 2023. Once complete, the internal roads 
will be named Market Yard Road and registered as condominium common property.  
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Traffic Impact 

There will be no through-traffic; only vehicles associated with the businesses, such as customers and 
staff, will be entering or exiting the development. Vehicles entering the property will primarily be trucks 
arriving to pick up or drop off equipment and materials.  

A traffic count was obtained from the Ministry of Highways and Infrastructure for the intersection of 
Highway No. 46 and Range Road 2185. The traffic survey indicates an average of 6,890 vehicle trips per 
day. The concept plan in Appendix B includes the traffic count and direction of turning lanes at the 
intersection of Highway No. 46 and Range Road 2185. A pre-engineering report related to the expected 
volume of traffic and potential impacts will be submitted to the RM, should this Report be accepted by 
Council. 

4.4 UTILITIES  

Telecommunications, power, and energy services have been installed within the Condo Plan. Utilities will 
be extended to Parcel D. All internal infrastructure will be operated and maintained by the Developer 
until it is taken over by the Condominium Corporation and/or service provider.  
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4.5 WATER SUPPLY AND SEWAGE DISPOSAL 

Water Supply 

Potable water will be supplied from one on-site water well, which has been permitted by SaskWater 
Corporation. An Approval to Operate Works, attached in Appendix N, has been issued by the Water 
Security Agency. This constitutes approval by the Province to operate groundwater works within the 
development.  

Water distribution lines have been installed at the front site line of each unit within the Condo Plan. 
Waterlines will be extended to the condominium units in Parcel D and will be installed at the front of 
each unit. 

A pre-engineering report related to the expected water usage will be submitted to the RM, should this 
Report be accepted by Council. 

Sewage Disposal  

On-site septic tanks will be installed on each bareland condominium unit. Plumbing and sewage disposal 
systems were inspected and approved as part of the building permit and inspection process. Sewage will 
be pumped out and hauled to a licensed wastewater lagoon in the area.  

Queen City Sewer Service has provided a letter, attached as Appendix O, to confirm their company can 
provide services to remove and dispose of effluent generated by the development. Queen City Sewer is on 
the Water Security Agency’s list of approved haulers and has permits for the disposal of this type of 
material at the Kronau, Balgonie, and Regina wastewater disposal systems. 

4.6 CANADA POST  

An application has been submitted to Canada Post to have post office boxes installed and registered 
within the development site. 

4.7 EMERGENCY RESPONSE 

The Town of Pilot Butte Fire Department was consulted during the planning of the development. The 
department confirmed that the local fire department has adequate capacity to provide emergency fire 
suppression services to the development, should a fire break out.  

4.8 SERVICING COSTS 

Detailed servicing costs have been prepared and submitted to the RM as part of the servicing agreements 
for Parcel B and Parcel D. The Developer will be responsible for the costs associated with the 
construction and installation of all on-site and off-site services. The Developer has paid, or is prepared to 
pay, the servicing fees as required by the servicing agreements, both attached as Appendix E.  
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5 CONSULTATION AND PUBLIC ENGAGEMENT 

The Developer participated in two municipal public hearings as part of the bylaw amendment process to 
rezone Parcels B and D. The Developer also attended a public hearing held for his application for a 
discretionary use permit for one of the businesses in the Condo Plan development. Details of the public 
notification and participation processes are outlined below; the meeting minutes are attached as Appendix 
P. The dates of bylaw adoption and approval are also provided. 

As part of the bylaw amendment process to rezone the land to IND1, the RM will provide notice to the 
public as required by The Planning and Development Act and the zoning bylaw. An information sheet 
with details about the proposed development will be included with any letters sent to affected parties. 

The Developer understands that public engagement is an important component of the development 
process and will participate in all public hearings that would be required as part of a rezoning or 
discretionary use application. The Developer also understands that he will be responsible for the costs 
associated with public notification. In the event that a member, or member(s), of the community express 
concerns in response to the proposed development, the Developer will make every effort to cooperate 
with the RM and the community to mitigate or eliminate the potential for adverse impacts. 

Bylaw No. 2018-02 

• Bylaw to rezone Parcel B from General Commercial District (COM1) to Industrial Contract 
District (I-C). 

• Notice provided to the public for a minimum two weeks in 2018 followed by a public hearing. 
• February 13, 2018 - Public hearing was held at 1:45 pm. 
• February 13, 2018 - Second reading of the Bylaw. 
• February 27, 2018 - Third reading, Bylaw 2018-02 adopted by Council. 
• Approved by the Ministry of Government Relations June 5, 2018. 

Bylaw No. 2021-37  

• Bylaw to rezone Parcel D from AR-Agricultural Resource District to FD-Future Development 
District. 

• Notice provided to the public for a minimum two weeks in 2021 followed by a public hearing. 
• July 21, 2021 - Public hearing was held at 1:50 pm. 

o One written submission was received from the City of Regina. The submission spoke to 
the adjacent road being used as a heavy haul road and the lack of desire for the City to 
participate financially in any future upgrades to the road. The submission also spoke to 
the proximity to the Regina Police Service training site and the potential associated for 
noise and vibrations. 

o There were no verbal submissions. 
• November 8, 2021 - A second public hearing was held at 1:35 pm. 
• November 8, 2021 
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o Second and third readings were rescinded because there was an error in the newspaper 
advertisement.  

o Second and third readings, Bylaw 2021-37 adopted by Council. 
• Approved by the Ministry of Government Relations November 29, 2021. 

Discretionary Use Application 

• Application for a discretionary use development permit for a cannabis production facility, Unit 
14, Condo Plan 102285378 (New Horizon Business Park). 

• June 9, 2020 - Public hearing was held at 7:05 pm. 
o Three people attended the hearing.  
o No written or verbal submissions were received by Council. 
o Discretionary use permit was approved.  
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6 POLICY AND REGULATORY COMPLIANCE 

Development within the development site is subject to the policies and regulations for land use and 
development established by the RM’s OCP and Zoning Bylaw. This section outlines how the 
development is meant to comply with the RM’s planning bylaws. 

6.1 COMPLIANCE WITH THE RM’S OFFICIAL COMMUNITY PLAN 

The land is designated as Industrial and Mixed-Use (Industrial/Commercial) on the RM’s Future Land 
Use Map 7A and in within the Highway 46 Industrial Park Business District. 

Table 6-1: OCP Compliances 

OCP Reference Compliance 
1.6 Community Priorities 

Ensure compatible land uses across the 
municipality. 

• The development is located within the 46IP Business District. Existing and 
intended land uses conform to those identified in the OCP. 

• The land uses in the proposed development are consistent and compatible 
with other commercial and light industrial businesses in the vicinity.  

Protect and maintain the character of the 
residential subdivisions in Emerald Park and 
country residential developments. 

• The land has been designated in Map 7A (FLU) of the OCP for commercial 
and industrial use.  

• Aside from Blk/Par C, Plan 102164981 Ext 0, the development site is 
suitably separated from lands that are zoned or designated for residential 
use. The proposal would, therefore, not detract from existing or planned 
residential development. 

Encourage and support the development of local 
recreation and leisure amenities. 

• Since it would not be suitable to include community services for recreation 
and leisure as part of a light industrial development, the Developer and the 
RM Council have agreed that cash in lieu of land dedication would be the 
most appropriate means of meeting the municipal reserve requirement. The 
Developer has transferred the agreed-upon amount to the RM. 

Ensure new infrastructure and services are 
developed in an efficient and cost-effective 
manner. 

• The development is located in proximity to existing heavy haul routes and 
other infrastructures services that are of a standard suitable for commercial 
and light industrial development. 

Protect prime agricultural lands. 

• Land within the development site has been designated for commercial and 
industrial use and has not been identified as prime agricultural land. The 
proposal would further subdivide existing parcels of land and will not result 
in the fragmentation of agricultural land. 

Address drainage issues. 

• An engineered drainage plan has been designed to provide on-site storm 
water management and ensure minimal impacts offsite and downstream. As 
per the attached drainage report, the existing grades and topography will be 
maintained. 

Accommodate resource development while 
addressing potential related nuisances. 

• Although the use of the land within the development is not directly related 
to resource extraction and development, the businesses may provide 
support to the natural resource industry.  

• The businesses and land uses within development will not conflict or 
restrict the existing gravel operation on the adjacent lands or any future 
resource development activities. 
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Improve signage for roadways and business 
districts. 

• Signage for the development will conform with all municipal, provincial, 
and federal transportation regulations and will consider required setbacks 
and sight lines.  

• Appropriate signage for heavy industrial uses will be installed, if/where 
needed to ensure public safety. 

Support the development of a variety of housing 
forms in appropriate locations to meet the needs of 
the local work force and the growing population. 

• The development contributes to the local economy by providing business 
and employment opportunities for the regional population. 

• Businesses are within a reasonable commuting distance from neighbouring 
towns and country residential subdivisions. 

Broaden transportation options in high-density 
areas. 

• Development site is not within high-density area.  
• Will make use of existing paved and heavy haul roads and secondary 

highways, which are currently designed to accommodate heavy truck 
traffic.  

• Internal subdivision roads will provide access to individual condo units, 
internal roads will be part of condo property.  

Continue to work collaboratively with 
neighbouring municipalities, local First Nations, 
and other external authorities and improve 
working relationships with White City Council. 

• The Developer is part of the local business community and is committed to 
establishing and strengthening relationships with the public and 
neighbouring jurisdictions. 

2.5 Strategic Growth Sectors and Areas 

2.5.4 Development Overlay Area 
• The development site is located within the Development Overlay Area, 

which has been identified by the RM as suitable and preferable for 
industrial development. 

3.9.6 Highway No. 46 Industrial Park (46IP) Policies 

1. Land Use and 
Intensity 

a. Industrial businesses that 
require large site sizes 
and/or space for outdoor 
storage of materials or 
equipment shall be 
encouraged to locate 
within the 46IP. 

• The large bareland condo units are consistent with the density of 
development intended within the 46IP. 

b. A variety of commercial 
business shall also be 
accommodated within the 
southern area of 46IP, 
along Highway No. 46. 

• Existing and intended businesses within the development will be 
commercial or industrial in nature.  

2. Access 

a. All roadway surfaces in 
the 46IP shall be 
developed to a heavy 
haul standard and 
Council may require 
pavement depending on 
the density of 
development and 
expected traffic counts in 
the area. 

• The development makes use of the existing heavy haul transportation 
network. 

• Internal condo roads will be appropriately designed and constructed to 
accommodate the weight and volume of traffic generated by the 
development. 
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3. Complementary 
and Compatible 
Development 

a. Compatibility with 
adjacent land uses is of 
primary importance and 
developers may be 
required to construct 
screening fencing or 
carry out landscaping 
activities on-site and in 
buffer strips as part of 
initial on-site 
construction activities. 

• Fencing will be installed as required to ensure construction activities are not 
visible to neighbouring landowners and the travelling public. 

4. Aesthetics and 
Business 
Promotion 

a. Developers may be 
required to provide 
fencing around lots for 
screening, site control, or 
security. 

• Fencing, screening, and landscaping will be installed in appropriate 
locations to provide a buffer between neighbouring land uses and the 
travelling public.  

6.0 Planning Tools and Procedures 

6.3 Pre-Engineering Report 
• Upon the RM’s request, the Developer will provide a separate report to 

identify servicing and infrastructure needs and to establish engineering 
standards and designs for the development.  

6.6 Servicing Agreements 

• The Developer has entered into two servicing agreements with the RM. A 
servicing agreement, dated 2017, addresses the timing, standards, and costs 
associated with the installation of infrastructure for the unit on Parcel B. A 
similar servicing agreement was signed in 2021 as part of the application to 
subdivide Parcel D into bareland condominium units.  

Applicable Official Community Plan Maps 

• Map 3 - Map of Business Districts 
• Map 5A - Sensitive Environmental Area, Potentially Flood Prone and Potentially Hazardous 

Areas 
• Map 6A - Lands with Special Designation 
• Map 7A - Future Land Use Map 

6.2 COMPLIANCE WITH THE RM’S ZONING BYLAW 

The development within the Condo Plan is currently operating under an Industrial Contract Zone (I-C) 
(Bylaw 2018-02). Parcel D was rezoned from AR-Agricultural Resource District to FD-Future 
Development District in 2021 (Bylaw No. 2021-37). As part of this proposal, the Developer is requesting 
the RM rezone the entire development site to IND1-General Industrial District. In discussions with the 
Developer, the RM has indicated it will consider amending the Zoning Bylaw to introduce development 
regulations for bareland and building condominiums into the IND1-General Industrial District, which 
would accommodate this development. 
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Table 6-2: Zoning Bylaw Compliances 

Zoning Bylaw Reference Compliance 
3.0 Administration and Interpretation 

3.20 Additional Information  
• Additional information including a description of the existing, completed, 

and planned development, phasing, and supporting site assessments are 
provided in this submission. 

3.22 Concept Plan 

• A concept plan is included in this submission. The concept plan shows 
existing and proposed bareland and building condo units, location of 
existing buildings, overview of the drainage design, location of proposed 
waterlines, internal road network, approximate location of approaches off 
Range Road 2185.  

3.24 Pre-Engineering Report • Upon the RM’s request, the Developer will provide an engineering report to 
identify engineering standards and designs for the proposed development. 

3.32 Servicing Agreement 
• The Developer has entered into two servicing agreements with the RM. The 

servicing agreements establishes standards for development, development 
and servicing fees, municipal reserve, and other terms of the development. 

4.0 General Regulations 

4.3 Prohibited and Noxious Uses 

• Land uses within the development will conform to the uses allowed within 
the zoning district. The Developer will ensure the required approvals and 
permits are obtained prior to commencing construction. 

• The development site is within an area that has been designated for 
commercial and industrial use. Construction and operating activities will be 
carried out so as to eliminate the potential for nuisance to neighbouring 
landowners and the public.  

4.6 Accessory Buildings, Structures, and Uses 

• Principal buildings will be established on the condo units prior to the 
construction of any accessory structures. 

• The Developer will ensure the appropriate development permits are 
obtained prior to the construction of any accessory structures. 

4.10 Grading and Levelling of Sites • A drainage and grading plan have been designed for the development and is 
included in this submission. 

4.11 Fences and Hedges 
• Fences, hedges, and screening devices will comply with the height 

restrictions established in the zoning bylaw. Fences will be entirely within 
the property lines and outside of required sight triangles.  

4.14 Approaches • Approaches will be constructed by the Developer. The Developer will 
ensure Approach Permits are obtained, where required. 

4.15 Roadways • Roads will be designed and constructed to meet RM standards as per the 
terms of the servicing agreement and any additional engineering reports. 

4.24 Outdoor Storage 
• The development will involve some outdoor storage of equipment and 

materials. Storage will be restricted to designated areas on-site, which will 
be suitably screened from view from adjacent roads and public lands. 

4.27 Personal Vehicle Parking and  
4.30 Loading Requirements 

• Each condo unit will include designated areas for parking and loading of 
vehicles. The number and size of parking and loading spaces will comply 
with the requirements of the zoning bylaw. 

4.31 Performance Standards for Commercial and 
Light Industrial Development 

• The Developer recognizes the purpose and significance of the performance 
standards and agrees that nuisances to neighbouring landowners should be 
avoided.  
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4.32 Waste Disposal 
• The Developer has entered into agreements with licensed haulers and waste 

management companies to ensure solid and liquid wastes are removed and 
disposed of in compliance with municipal and provincial regulations. 

4.33 Groundwater 

• Two preliminary geotechnical assessments are included in this submission. 
The reports indicate the presence of groundwater but do not identify the 
potential for contamination or other adverse impacts to the aquifer. All 
guidelines of the Saskatchewan Health Authority and the Water Security 
Agency will be followed. 

4.48 Development/Subdivision Adjacent to 
Potential Hazardous Lands 

• The land is identified on the RM's OCP Map 5A as potentially flood prone 
and potentially hazardous. A drainage report and drainage design are 
included in this submission. Off-site and downstream impacts will be 
mitigated.  

Zoning Designation 

• Blk/Par D-Plan 102375435 Ext 0 – FD-Future Development District (Bylaw 2021-37)  
• Condo Plan 102285378 Ext 0 – Industrial Contract Zone (I-C) (Bylaw 2018-02)  

Town of Pilot Butte Future Growth Area 

Because the development site is in close proximity to Pilot Butte, a brief review of the Future Land Use 
and Annexation Areas Map, included in Pilot Butte’s proposed new Official Community Plan1 is also 
included.  

The site is outside of the future growth and annexation area identified by Pilot Butte in its proposed new 
Official Community Plan. The proposed Future Land Use Map designates land in the south half of 5-18-
18-W2M as General Industrial Commercial District and Future Annexation Area. The land in the north 
half of 32-17-18-W2M is designated Highway Commercial, General Industrial Commercial, Community 
Service, and Future Annexation Area. The land uses intended within the development are compatible with 
the uses planned for neighboring lands and would not impact the Pilot Butte’s plans for future growth. 

 
1 The Town of Pilot Butte is in the process of adopting a new Official Community Plan (OCP) and 
Zoning Bylaw, which are intended to replace the Town’s existing bylaws. The final draft of the proposed 
OCP is nearing completion and has been made available for review on the Town of Pilot Butte’s website. 
Although the OCP has not yet been approved by the Ministry of Government Relations, the proposed 
bylaw was considered to assess land use compatibility and the potential for impacts in the future.  
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APPENDIX A – PARCEL PICTURES 

A.1 PARCEL B 
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A.2 PARCEL D 
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APPENDIX B – CONCEPT PLAN 

B.1 CONCEPT PLAN – NEW HORIZON BUSINESS PARK 
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APPENDIX C – PLAN OF PROPOSED SUBDIVISION: CONDO PLAN 

C.1 APPROVED CONDOMINIUM PLAN, JUNE, 2018 
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C.2 BUILDING LOCATIONS AND CONTOURS 
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C.3 TOPOGRAPHICAL SURVEY – PARCEL B
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APPENDIX D – PLAN OF PROPOSED SUBDIVISION: PARCEL D 

D.1 PLAN OF PROPOSED SUBDIVISION – BARELAND CONDO, PARCEL D 
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APPENDIX E – SERVICING AGREEMENTS 

E.1 SERVICING AGREEMENT 2017 – PARCEL B
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E.2 SERVICING AGREEMENT 2021 – PARCEL D  
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APPENDIX F – LOT AND UNIT NUMBERING 

F.1 LOT 4 WITH UNIT NUMBERS 
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F.2 LOT AND UNIT NUMBERS
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APPENDIX G – LANDSCAPE PLAN 

G.1 LANDSCAPE PLAN  
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APPENDIX H – ENVIRONMENTAL SITE ASSESSMENT 

H.1 PHASE I ENVIRONMENTAL SITE ASSESMENT – SE ¼ 6-18-18-W2 
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APPENDIX I – GEOTECHNICAL REPORTS 

I.1 GEOTECHNICAL INVESTIGATION – PARCEL B 
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I.2 GEOTECHNICAL INVESTIGATION – SE ¼ 6-18-18-W2M 
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APPENDIX J – HERITAGE SCREENING REPORT 

J.1 HERITAGE SCREENING REPORT, OCTOBER 6, 2022 – SE ¼ 6-18-18-W2M 
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APPENDIX K – DRAINAGE REPORT AND DRAWINGS 

K.1 DRAINAGE PLAN – PARCEL B
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K.2 DRAINAGE PLAN – PARCELS B AND D 
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K.3 STORM WATER MANAGEMENT PLAN – REPORT 
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K.4 WSA – EXEMPTION FROM APPROVAL 
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APPENDIX L – AQUIFIER PROTECTION PLAN 

L.1 AQUIFIER PROTECTION PLAN-CONDO PLAN
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APPENDIX M – EXAMPLE TRAFFIC FLOW 

M.1 TRAFFIC MOVEMENT -UNIT-6
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APPENDIX N – APPROVAL TO OPERATE WORKS 

N.1 APPROVAL TO OPERATE WORKS
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APPENDIX O – SEWAGE HAULER 

O.1 CONFORMATION OF HAULER
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APPENDIX P – COUNCIL MEETING, JULY 27, 2021 - BYLAW NO. 2021-37 

P.1 COUNCIL MEETING, FEBRUARY 13, 2018 - BYLAW NO. 2018-02 
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P.2 COUNCIL MEETING, FEBRUARY 27, 2018 - BYLAW NO. 2018-02 
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P.3 COUNCIL MEETING, JULY 9, 2020, DISCRETIONARY USE 
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P.4 COUNCIL MEETING, JULY 27, 2021- BYLAW NO. 2021-37 
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P.5 COUNCIL MEETING, NOVEMBER 08, 2021- BYLAW NO. 2021-37 
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