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Basis and Use of this Comprehensive Development Proposal 
The information contained in this Comprehensive Development Proposal (CDP) is intended for the sole use by New 
Horizon Park (Developer) as part of a development application to the RM of Edenwold No. 158. No other party may 
use or rely upon this CDP, 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 CDP by other parties as 
approved users.  
 
The contents of this CDP are based on the specific site, land use, design, and background information that have been 
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, at the time of preparation. The 
accuracy and reliability of this CDP are valid only to the extent that the information provided is correct. 
 
This CDP 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 (CDP) has been prepared on behalf of New Horizon Group 
of Companies (Developer) to express interest in expanding an existing commercial-light industrial park, 
known as New Horizon Business Park, located in the RM of Edenwold No. 158 (RM).  

The Developer is a Saskatchewan-based company, specializing in the development and real estate of 
commercial and light industrial properties. The Developer has established other properties, some of which 
they own and operate, in the Town of Pilot Butte and the community of Emerald Park. 

The RM’s Official Community Plan (OCP) and Zoning Bylaw require a CDP to be included with an 
application to rezone, subdivide, re-subdivide, or re-develop three or more sites. This CDP has been 
prepared in accordance with the provisions of the OCP and Zoning Bylaw; it describes the physical 
characteristics of the development site (Site), the existing and planned uses, and the provision of 
infrastructure services. Professional reports, site assessments, and other supporting background 
information are attached as appendices. 
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2 DESCRIPTION OF THE PROPOSED DEVELOPMENT 

2.1 LOCATION 

The Developer is proposing to subdivide and develop 39.115 hectares (96.65 acres) of vacant farmland in 
the RM for commercial-light industrial use. The source parcel is legally described as the SE ¼ 06-18-18-
W2M Ext 3 and will be developed in two phases. This will be an expansion to New Horizon Business 
Park, located approximately 4 km (2.5 miles) east of the nearest boundary of the City of Regina, and 1 km 
(0.6 miles) west of the Town of Pilot Butte, as shown in the map below. The parcel picture for the SE ¼ 
06-18-18-W2M Ext 3 is attached to this CDP as Appendix A. 

The Site is located on Treaty Four Territory, traditional lands of the Nêhiyawak (Cree), Nahkawé 
(Saulteaux) and Nakota, Dakota, Lakota, and homeland of the Métis. 

 

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

 

Figure 2-3: Air photo depicting regional context of the development site, which is located within the blue circle. 
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Figure 2-4: Air photo depicting regional context of the development site, which is located within the blue circle. 

 

2.2 EXISTING LAND USES AND CONDITIONS  

Within the Subject Source Parcel 

The source parcel proposed for development is 39.115 hectares (96.65 acres) in area and is the remaining 
portion of the partially developed quarter section. Land within the source parcel is cultivated farmland 
and pasture, and is free of buildings and structures.   

Within the Subject Quarter Section 

The northeast portion of the quarter section contains two commercial bareland condominium 
developments (Condo Developments or Condo Plans), measuring a total area of 19.089 ha (47.17 acres). 
Construction and installation of the buildings and utilities within the Condo Plans are complete and the 
majority or all of the units have been built and rented.   

A residential acreage, not associated with New Horizon Business Park, is located on Blk/Par C-
Plan102164981 Ext 0, in the northeast corner of the quarter section.  

Saskatchewan Water Corporation owns a small (0.562 ha) parcel of land, legally described as Blk/Par A, 
Plan 101858609 Ext 0, which houses a pumping station. 

Surrounding Lands 

Land uses surrounding the quarter section are primarily cropland, pasture, and commercial and industrial 
operations. 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 to the northwest. The intended 
commercial-light industrial use of the proposed subdivision is compatible with neighboring uses.  
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2.3 PHASING OF DEVELOPMENT 

Plan of Proposed Subdivision and Concept Plan 

The plan of proposed subdivision, attached as Appendix B, shows the locations of the lots and roads 
proposed for subdivision as well as land for future development. The planned locations of the buildings, 
roads, and utilities for the entire source parcel are shown in the concept plan, attached as Appendix C. 
The concept plan also shows the boundaries of the existing bareland condominium units, and the 
buildings, roads, and drainage works within the Condo Plans.  

Phase 1 and Phase 2 

The subdivision and construction of the Condo Plans, are considered phases 1 and 2, and are now 
complete. The development applications for phases 1 and 2 were addressed under a separate CDP, dated 
June, 2023.  

Phase 3 

In December, 2023, the Developer applied to the Community Planning Branch (Community Planning) in 
Regina for subdivision approval of the eight lots and municipal utility parcel shown on the attached plan 
of proposed subdivision. The 21.11 hectares (52.17 acres) proposed under this subdivision application 
will constitute phase 3 of the development. The lots range from 1.21 hectares (3.00 acres) to 4.05 hectares 
(10.00 acres) in area and will be accessed from an internal subdivision road off Range Road 2185.  

Two municipal buffer strips, measuring 5.0 metres in width along the southern boundary of the quarter 
section, and 3.0 metres in width along the eastern boundary, will provide physical separation between the 
proposed lots and the municipal road and provincial highway. 

The roads, utilities, and buildings for the eight-lot subdivision will be constructed or installed as part of 
phase 3.  

Future Phases 

Should the proposed eight-lot subdivision be approved, 18.005 hectares (44.49 acres) of the source parcel 
will remain for future development. The Developer plans to subdivide the remaining portion of the 
quarter section into twelve lots in one phase (phase 4). However, the number of lots and phases, and the 
timeline for development, will depend on market demand and the sale or occupancy of the completed lots.  

2.4 MUNICIPAL RESERVE 

The Planning and Development Act, 2007 (PDA) 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. 
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During the subdivision of the Condo Plans, the Developer, the RM, and 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 of the PDA. The funds were transferred to the RM during the 
subdivision of the two Condo Plans.  

On this eight-lot subdivision proposal, approximately, 0.93 hectares (2.3 acres) are required for municipal 
reserve; the calculation does not include land within the proposed utility parcel. Subject to the approval of 
Community Planning and the RM, the Developer intends to meet the requirement for this, and future 
phases of development, by paying cash in lieu. The dollar amount required by the RM will be determined 
by a land appraisal and paid by the Developer during the subdivision of each phase.  

2.5 LANDSCAPING STANDARDS 

Xeriscaping is proposed in order to limit the need for irrigation and maintenance. As required by the 
Zoning Bylaw, a landscaped area measuring a minimum of 5.0 meters (16.4 feet) in width will be 
provided along the front site line of each lot. Once grading and construction activities are complete, 
vegetation, and other landscaping features may be incorporated at locations where they would not 
interfere with sight lines.  

Designated areas for the outdoor storage of equipment and materials, garbage and recycling bins, and an 
oil drop will be provided on-site. Areas used for storage and solid waste will be suitably screened from 
view. Space for parking and loading vehicles will also be provided on-site, and will be located so as to 
allow for the safe movement of vehicles and pedestrians. 

The development will be enclosed with a silt screen fence, similar to those shown in Figures 2-5 and 2-6, 
and gates will be installed at the entrances to the Site. As per the regulations established in the Zoning 
Bylaw: 

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

lot and will not be placed in any required sight triangle; and 
• The design and building materials of fences and screening devices will be consistent and 

complementary to the primary building(s).  

The landscaping plan attached as Appendix D shows the general locations of the proposed buildings, 
fencing, surface materials, road network, parking areas, sidewalks, and landscaped buffer strips.  
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Figure 2-5: Example of silt screen fence. 

 

Figure 2-6: Example of silt screen fence. 
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2.6 BUSINESS LICENCES 

The Developer will notify the future occupants of the RM’s requirement for all businesses to obtain a 
valid business licence from the Municipality. 
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3 ENVIRONMENTAL AND HERITAGE SENSITIVITY 

3.1 ENVIRONMENTAL SITE ASSESSMENT 

Two phase 1 environmental site assessments were completed for the Site, both assessments were carried 
out by Ground Engineering Ltd. The reports are attached as Appendix E. 

The first report, dated October 15, 2010, confirms the Site has never been developed and indicates there is 
no evidence to suggest it has been used for any other use aside from low intensity agriculture, such as 
field crops, pasture, forage, etc. Ground Engineering’s research on the history of the property did not 
result in any records of hazardous substances having been stored on the Site, nor were there any records 
of hazardous spills.  

The second, supplementary, assessment, dated February 15, 2024, was conducted to determine if previous 
development or activities on the Site or surrounding lands have changed since 2010. The findings of the 
supplementary report indicate no evidence of additional fill materials having been placed on the property 
since the assessment in 2010. Nor is there evidence of a change in land use or activities that would result 
in adverse impacts to the environment. The activities and developments which have taken place on the 
Site and the adjacent properties since the previous assessment are not considered harmful to the 
environment. The risk of significant contamination to the soil and/or groundwater on the Site, particularly 
at levels that would exceed current environmental standards, remain low.  

3.2 GEOTECHNICAL REPORTS 

Ground Engineering Ltd. conducted a preliminary geotechnical investigation, dated December 31, 2010, 
was conducted for the Site. The report indicates the Site is located within the recharge area of the Condie 
Aquifer. The report also indicates the presence of groundwater and a water table at the location but does 
not identify conditions that would make the Site unsuitable for the development. The geotechnical 
investigation is attached to this CDP as Appendix F. 

Based on the geotechnical investigation, groundwater flows across the Site in a westerly direction. 
Stratigraphy and groundwater conditions vary across the development Site. Because of this, site-specific 
geotechnical investigations will be required for each proposed lot, prior to construction, to determine 
recommendations for building design and construction. 

3.3 HERITAGE SENSITIVITY 

A search of the Developers’ Online Screening Tool, which is administered by the Saskatchewan Heritage 
Conservation Branch, Ministry of Parks, Culture and Sport, indicates that the land is not heritage-
sensitive. A copy of the heritage screening report, dated January 9, 2024, is attached as Appendix G.  



New Horizon Group of Companies 
July 29, 2024 

 

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

 

10 

4 SERVICING 

4.1 DRAINAGE 

The topography of the Site is relatively flat and slopes from north to south, towards Highway No. 46. 
Prior to the development of the Condo Plans, water pooled in a shallow depression to form a natural 
slough. The topography and soil conditions presented a potential for poor drainage and flooding. During 
the development of the Condo Plans, a detention pond was constructed in the location of the slough to 
facilitate drainage and manage surface runoff on-site.   

Surface runoff from the Site flows into a drainage ditch north of Highway No. 46 and eventually drains 
into Pilot Butte Creek south of Highway No. 46 via a system of culverts and ditches, and eventually flows 
into Wascana Creek, east of the City of Regina. 

The Site will be graded to direct stormwater to a dry bottom detention pond, which is to be constructed on 
a municipal utility parcel in the southwest portion of the quarter section. This detention pond will be in 
addition to the existing detention pond that was constructed during the development of the Condo Plans. 
The outlet of the proposed pond will be located north of Highway No. 46 and will be restricted to the pre-
development release rate. The proposed detention pond will be sized to detain 1:100-year, 24-hour rainfall 
events. The final site grading, pond configuration, and pond outlet will be confirmed during the detailed 
design. 

The stormwater management plan is further detailed in the preliminary engineering report completed by 
WCE Design Inc. and attached as Appendix H. The report provides pre and post-development runoff 
conditions for the site as well as a conceptual design for a stormwater retention pond.  

The RM confirmed that approval from the Water Security Agency for drainage works is not required as 
part of this CDP. An email from the RM office is attached as Appendix I.  

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). 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.  

4.2 AQUIFER PROTECTION 

The Site overlies a portion of the Condie Aquifer and is considered to be within a high-sensitivity aquifer 
area, as identified in the RM’s future land use map. An aquifer protection plan, dated February 15, 2024, 
was completed by Ground Engineering Ltd. for the eight lots proposed in this phase of the development. 
Recommendations intended to limit potential impacts to the aquifer are outlined in the report, attached as 
Appendix J.  

The preliminary engineering report (Appendix H) provides additional details regarding protection of the 
aquifer and requirements for design and construction.  
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4.3 ACCESS AND TRANSPORTATION 

Access 

The SE ¼ 6-18-18-W2M is bordered on the south by Provincial Highway No. 46 and on the east by 
Range Road 2185. Access to the Site will be from Range Road 2185, which is a paved two-lane 
municipal road, designed to accommodate the weight and volume of traffic typically generated by 
industrial uses. A new approach and internal subdivision road will provide access to the lots within the 
development. The internal road will be a registered public road intended to be owned and maintained by 
the RM in accordance with the timelines established in the servicing agreement. The road and approach 
will both measure 20.0 metres in width and will accommodate two-way traffic. The locations of the 
planned approach and internal road layout are shown on the plan of proposed subdivision and concept 
plan (Appendices B and C, respectively). 

Since this is a commercial-light industrial development, 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, as shown 
on the pedestrian traffic plan, attached as Appendix K. Sidewalks will be a minimum of 1.5 metres in 
width and will meet universal design standards as in accordance with section 3.24.E.3 of the Zoning 
Bylaw. 

Road Construction 

The timing of construction of the roads and road surfaces within the proposed subdivision will depend on 
the timing of subdivision approval for each phase. Once registered and constructed, the internal road 
included in this phase of development will be named Horizon Road. 

Traffic Impact 

There will be minimal traffic through the Site; only vehicles associated with the businesses, such as 
customers and staff, will be entering and exiting the development. Vehicles entering the property will 
primarily be trucks arriving to pick up or drop off equipment and materials.  

The Ministry of Highways recently commissioned a functional planning study for Highway No. 46. The 
purpose of the study is to determine if future twinning of the highway will be required and if so, how the 
highway corridor would accommodate a four-lane cross-section.  

A traffic impact assessment, dated June 20, 2023 and attached as Appendix L, was completed by the KGS 
Group during the previous phases of development, to determine potential traffic impacts. Since a 
functional planning study is being conducted for the area, a traffic impact assessment is not required for 
phase 3 of the development.  

4.4 UTILITIES  

Shallow utilities, provided by SaskPower, SaskEnergy, and Sasktel are installed and available in the 
vicinity of the Site. Occupants will be responsible for the cost of extending and connecting utilities to 
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their respective properties. The locations of planned utilities are shown on the utilities plan attached as 
Appendix M. 

4.5 WATER SUPPLY AND SEWAGE DISPOSAL 

Water Supply 

Water will be supplied from an existing hygienic (non-potable) water well, which has been permitted by 
SaskWater Corporation. A renewed water rights licence and approval to operate works, attached in 
Appendix N, have been issued by the Water Security Agency. This constitutes approval by the Province 
to operate groundwater works within the development. Waterlines will be extended to each of the 
commercial-light industrial lots and will connect to individual lots at the font site lines.  

Since the well is considered hygienic, water drawn from the well is not suitable for human consumption, 
Individual building/lot-owners will be responsible for obtaining their own potable water, likely bottled.     

Additional details regarding water distribution can be found in the preliminary engineering report 
(Appendix H).  

Sewage Disposal  

On-site holding tanks will be installed on each lot. Sewage will be pumped from holding tanks and hauled 
to the licensed sewage lagoon in the City of Regina or the Town of Balgonie. It will be the responsibility 
of each business to install the holding tank on their lot and to contact a licensed hauler to dispose of 
wastewater.  

AAA 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. AAA Sewer Service is on the 
Water Security Agency’s list of approved haulers and has permits for the disposal of this type of material 
at the wastewater treatment facilities in the Hamlet of Kronau, the Town of Balgonie, and the City of 
Regina.  

4.6 CANADA POST  

The Developer intends to contact Canada Post to have post office boxes or mailboxes installed and 
registered for the lots within the Site. 

4.7 EMERGENCY RESPONSE 

The Town of Pilot Butte Fire Department was been consulted during the planning of this and previous 
phases of development. The department provided verbal confirmation that the department has adequate 
capacity to provide emergency response and fire suppression services to the development.  
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4.8 SERVICING COSTS 

The Developer will be responsible for the costs associated with the design, construction, and installation 
of all on-site and off-site services. The Developer is prepared to enter into a servicing agreement with the 
RM and pay the required servicing fees. 
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5 CONSULTATION AND PUBLIC ENGAGEMENT 

During the subdivision of the Condo Plans, the Developer participated in two municipal public hearings 
as part of the bylaw amendment process to rezone the land within the Condo Plans from AR-Agricultural 
Resource District to IND-General Industrial District. The Developer also attended a public hearing held 
for the application of a discretionary use permit for one of the businesses. Minimal to no concerns were 
received from the public at the hearings.  

At the time of writing this CDP, the land proposed for subdivision is zoned AR-Agricultural Resource 
District. However, the Developer has applied to the RM to amend the zoning bylaw to rezone the land to 
IND-General Industrial District in order to accommodate the proposed subdivision. The proposed bylaw 
amendment was read a first time on June 10, 2024. The Developer hosted an open house to receive 
feedback from the public on Thursday, July 18, 2024 from 1:00 pm to 3:00 pm in Council Chambers at 
the RM office in Emerald Park, Saskatchewan. Six members of the public attended the open house. 
Questions received from the public were primarily regarding the location and use of the proposed 
development; there were no objections to the rezoning or the proposal.  
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6 POLICY AND REGULATORY COMPLIANCE 

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

6.1 COMPLIANCE WITH THE RM’S OFFICIAL COMMUNITY PLAN 

The land is designated as Mixed Use (Industrial/Commercial) on the RM’s future land use map, shown 
below, and is within the Development Overlay Area (46IP). 

 

 

Figure 6-1: RM of Edenwold No. 158 excerpt of future land use map. 
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Figure 6-2: RM of Edenwold No. 158, legend of future land use map. 
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Table 6-1: Compliance with the OCP 

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 
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 Official Community Plan for commercial and 
industrial use.  

• Aside from Blk/Par C-Plan 102164981 Ext 0, which 
is zoned CR1-Country Residential 1, 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 
commercial light industrial development, the 
Developer is proposing cash in lieu as the most 
appropriate means of meeting the municipal reserve 
requirement. The dollar amount will be based on a 
land appraisal following Council's acceptance of this 
CDP. 

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 infrastructure services 
that are of a standard suitable for commercial light 
industrial development. 

Protect prime agricultural lands. 
• Land within the development site has been 

designated for commercial and industrial uses and 
has not been identified as prime agricultural land.  

Address drainage issues. 

• An engineered drainage plan has been designed to 
provide on-site stormwater management and ensure 
minimal impacts off-site and downstream. As per 
the attached preliminary engineering report, the 
existing grades and topography will be maintained. 
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Accommodate resource development while 
addressing potential related nuisances. 

• Although the use of the proposed 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. 

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. 

• The development site is not within a 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 lots within the development. 

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. 
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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 lots 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 light industrial in 
nature.  

2. Access 

a. All roadways 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 subdivision roads will be appropriately 
designed and constructed to accommodate the 
weight and volume of traffic generated by the 
development. 

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 onsite 
and in buffer strips as part of 
initial onsite 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 

• In addition to the preliminary engineering report 
attached to this CDP, if required by the RM, the 
Developer will provide a separate report to identify 
servicing and infrastructure needs and to establish 
engineering standards and detailed designs for the 
development.  

6.6 Servicing Agreements 

• The Developer will incur all costs associated with 
the installation of the infrastructure services required 
as part of the subdivision and is prepared to enter 
into a servicing agreement as part of the application 
to subdivide the proposed eight commercial-light 
industrial lots and municipal utility parcel. 
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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 

As part of this application, the Developer is requesting that the RM rezone the land proposed for 
subdivision from AR-Agricultural Resource to IND1-General Industrial District.  

Table 6-2: Zoning Bylaw Compliances. 

Zoning Bylaw Reference Compliance 
3.0 Administration and Interpretation 

3.20 Additional Information  
• Information describing the existing, completed, and 

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

3.22 Concept Plan 

• The concept plan included in this submission, shows 
the layout of the Condo Plans, which were approved 
during the previous phases of development, as well as 
the location of proposed and planned lots, an 
overview of the drainage design, the location of 
existing and proposed utilities, internal road network, 
and the approximate location of approaches off Range 
Road 2185.  

3.24 Pre-Engineering Report 

• In addition to the preliminary engineering report 
attached to this CDP, if required by the RM, the 
Developer will provide a separate report to identify 
servicing and infrastructure needs and to establish 
engineering standards and detailed designs for the 
development.  

3.32 Servicing Agreement 

• The Developer is prepared to enter into a servicing 
agreement with the RM to establish standards and 
timelines for development, payment of servicing fees, 
municipal reserve, and other requirements. 
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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 Site is within an area that has been designated on 
the FLU map 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 general public.  

4.6 Accessory Buildings, Structures, and Uses 

• Principal buildings will be established 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 preliminary drainage and grading plan has been 

designed for the proposed subdivision and is included 
in the attached preliminary engineering report. 

4.11 Fences and Hedges 

• Fences, hedges, and screening devices will comply 
with the height restrictions established in the zoning 
bylaw. Fences will be installed 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 and will be suitably 
screened from view from adjacent roads and public 
lands. 

4.27 Personal Vehicle Parking and  
4.30 Loading Requirements 

• Designated areas for parking and loading vehicles as 
well as adequate space for the safe movement of 
vehicles and pedestrians will be provided on each lot. 
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 established 
un the zoning bylaw and agrees that nuisances to 
neighbouring landowners must be avoided.  
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4.32 Waste Disposal 

• Each lot will have a holding tank for sewage disposal. 
Effluent will be pumped and hauled to a licenced 
wastewater treatment facility.  

• The Developer has or will enter into agreements with 
licenced 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 

• A preliminary geotechnical investigation is included 
in this submission. The report indicates the presence 
of groundwater but does 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. 

• The Developer has obtained approval from WSA to 
increase the volume of water drawn from the same 
well that supplies the condo development. Water will 
be distributed to each lot through a communal system.  

4.44 Landscape Buffers 
• Landscape buffers, with a minimum depthe of 5.0 

metres will be provided along the front site lines of 
each lot. 

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 
preliminary drainage design is included in this 
submission.  

Zoning Designation 

• SE ¼ 6-18-18-W2M Ext 3 - zoned AR-Agricultural Resource District 

Town of Pilot Butte Future Growth Area 

Because the Site is in close proximity to the Town of 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 Town of 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, 

                                                   
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 Zoning Bylaw. 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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Community Service, and Future Annexation Area. The land uses intended within the proposed 
development are compatible with the uses planned for neighboring lands and would not impact the Town 
of Pilot Butte’s plans for future growth. 
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APPENDIX A – PARCEL PICTURE SE ¼ 6-18-18-W2M EXT 3 
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APPENDIX B – PLAN OF PROPOSED SUBDIVISION 
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APPENDIX C – CONCEPT PLAN 
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APPENDIX D – LANDSCAPING PLAN 
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Te l :  (306 )  569 -9075 Fax :  (306 )  565-3677 Emai l :  admin@groundeng.ca  

 

A MEMBER FIRM OF THE ASSOCIATION OF CONSULTING ENGINEERING COMPANIES - SASKATCHEWAN 
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FILE:  GE-14105              February 15, 2024 
 
 
 
 
 
 
 
New Horizon Park Corp. 
Box 558 
PILOT BUTTE, Saskatchewan 
S0G 3Z0 
 
ATTENTION:  MR. ALLEN KILBACK 
 
Dear Sir: 
 
SUBJECT: SUPPLEMENTARY ENVIRONMENTAL SITE ASSESSMENT – PHASE I 

NEW HORIZON BUSINESS PARK – PHASE 3 
  PORTION OF SE-6-18-18-W2 
  R.M. OF EDENWOLD, SASKATCHEWAN      
  
1.0 INTRODUCTION 

This report documents our supplementary Phase I Environmental Site Assessment (ESA) of the 

above captioned property located east of Regina in the R.M. of Edenwold, Saskatchewan.  

Ground Engineering Consultants Ltd. conducted a Phase I ESA of the property in 2010 (File  

GE-07133, report dated October 15, 2010) at which time there were no potential environmental 

concerns identified.  The study area including the subject property was cultivated farmland 

which was being used for forage at the time.  The property had never been developed and had 

historically been cultivated farmland.  The objective of this supplementary assessment was to 

determine if the development and activities on the subject property or adjacent properties have 

changed since the previous assessment in such a way that would impact the environmental 

condition of the subject property. 

 

Authorization to proceed with this work was received verbally on February 5, 2024. 
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2.0 SITE RECONNAISSANCE 

The subject property was visually inspected by Mr. Steve Harty, P. Eng. on February 12, 2024.  

Air photos taken in 2011 and 2022 showing details of the subject property are attached.  

Photographs of the subject property which were taken during our inspection are also attached.  

The following relevant observations were noted during a review of the historical air photos and 

our inspection. 

 

.1 The subject property and adjacent properties are undeveloped in both 2011 and 2022 

photos.  The existing SaskWater pumping station is present on the adjacent property to 

the west.  The adjacent property to the east (north side) has been rough graded for 

development on the 2022 photo.  Phase 1 of the New Horizon Business Park has been 

developed northeast of the property on the 2022 photo. 

 
.2 The subject property covers an area of 17.90 ha and is currently cultivated farmland 

which is being used for forage.  There is no evidence that additional fill materials have 

been placed on the subject property since the previous assessment in 2010.   

 
.3 The adjacent properties to the east, west, south and north (west end) remain cultivated 

farmland.  The adjacent property to the north (east end) is in the early stages of being 

developed with Phase 2 of the New Horizon Business Park.  RTM homes are being 

constructed on the adjacent lots in the subdivision.  There were no storage tanks or 

evidence of activities on the adjacent properties which would be considered a potential 

environmental concern. 

 

3.0 CONCLUSIONS AND RECOMMENDATIONS 

The information collected during this supplementary assessment indicates that the subject 

property has remained cultivated farmland (forage) since the previous assessment.  From an 

environmental standpoint, the activities and developments which have occurred on the subject 

property and adjacent properties since the previous assessment are not considered to pose an 

environmental risk to the subject property.  We have found no change in the environmental status 

of the subject property since the previous assessment.  The risk of significant soil and/or 

groundwater contamination on the subject property, particularly at levels that would exceed 

current environmental standards, remains low.  No further investigative work is warranted to 

address the environmental status of the subject property at this time. 
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GROUND ENGINEERING CONSULTANTS LTD.

STATEMENT OF GENERAL CONDITIONS

1. STANDARD OF CARE

This study and report have been prepared in accordance with generally accepted geotechnical and environmental
consulting practices in this area.  No other warranty, expressed or implied, is made.

2. BASIS OF REPORT

This report has been prepared for the specific site, development, design objectives and purpose that were described
to Ground Engineering Consultants Ltd. (GEC) by the Client.  The applicability and reliability of any of the
findings, recommendations, suggestions, or opinions expressed in the document are only valid to the extent that
there has been no material alternation or variation from any of the said descriptions provided to GEC, unless GEC
is specifically requested by the Client to review and revise the Report in light of such alteration or variation.

3. USE OF THE REPORT

The information and opinions expressed in this document are for the sole benefit of the Client.  No other party may
use or rely upon the report or any portion thereof without GEC’s expressed written consent.  GEC will consent to
any reasonable request by the Client to approve the use of this report by other parties as approved users.  The
contents of the report remain the copyright property of GEC, who authorizes only the Client and “Approved Users”
to make copies of the report only in such quantities as are reasonably necessary for the use of the report by those
parties.  The Client and Approved Users may not give, lend, sell or otherwise make available this document or the
report or any portion thereof, or any copy of the report or portion thereof, to any party without the expressed
written permission of GEC.

4. COMPLETE REPORT

The report is of a summary nature and is not intended to stand alone without reference to the instructions given to
GEC by the Client, communications between GEC and the client, and to any other reports, writings or documents
prepared by GEC for the Client relative to the specific site described herein, all of which constitute the report.
Wherever the word “report” is used herein, it shall refer to any and all of the documents referred to  herein

IN ORDER TO PROPERLY UNDERSTAND THE SUGGESTIONS, RECOMMENDATIONS AND OPINIONS
EXPRESSED HEREIN, REFERENCE MUST BE MADE TO THE WHOLE OF THE REPORT.  GEC CANNOT
BE RESPONSIBLE FOR USE BY ANY PARTY OR PORTIONS OF THE REPORT WITHOUT REFERENCE
TO THE WHOLE REPORT.

5. INTERPRETATION OF THE REPORT

Nature and Exactness of Soil and Contaminant Description.  Classification and identification of soils, rocks,
geological units, contaminant materials and contaminant quantities have been based on commonly accepted
geotechnical and environmental consulting practices in this area.  Classification and identification of these factors
are judgmental in nature and even comprehensive sampling and testing programs implemented with appropriate
equipment by experienced personnel, may fail to locate some hidden conditions.  All reasonable problems will
involve an inherent risk that some conditions will not be detected and all reports summarizing such investigations
will be based on assumptions of what exists between the actual points sampled.  Actual conditions may vary
significantly between the points investigated and all persons making use of such reports should be aware of and
accept this risk.  Some conditions are subject to change over time and those making use of the report should be
aware of this possibility and understand that the report only presents the conditions at the sampled points at the
time of sampling.
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APPENDIX F – PRELIMINARY GEOTECHNICAL INVESTIGATION 
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APPENDIX G – HERITAGE SCREENING REPORT 
  



Report GeneratedSensitivity:
This development has heritage clearance to proceed. Do not submit this project to the Heritage 
Conservation Branch. Keep this report for your records.

Heritage Sensitivity Screening Report

This selection is Not Heritage Sensitive.
Jan/29/2024 2:28 PM

0 1.711.71 0.86 Kilometers

Area of Interest



Heritage Sensitivity Screening Report

SE-06-18-18-2 N

https://applications.saskatchewan.ca/eachecklist

Disclaimer:

Contact us:
For more information, please contact the Heritage Conservation Branch:
Email: arms@gov.sk.ca
Tel 306-787-2817.

Exempt Activities Checklist:

Attention landowners:  The majority of small scale activities that involve improvements to, or maintenance of, private property usually have little or no
impact on archaeological heritage resources. Access the Exempt Activities Checklist for Private Landowners to determine if your proposed activity is
exempt from archaeological heritage screening using the Developers’ Online Screening Tool. If the activity is exempt, please retain a copy (paper or
electronic)  of  the  completed  Exempt  Activities  Checklist  for  Private  Landowners  for  your  records.  Include  the  completed  checklist  with  any
applications  for  regulatory  approvals  or  permits  that  may  be  required  for  the  proposed  activity  to  confirm  that  heritage  concerns  have  been
addressed.

Y = Heritage Sensitive, C = Conditionally Heritage Sensitive, N = Not Heritage Sensitive, Blank = Heritage Sensitive. 
Sensitivity Legend:

When the parcel description and sensitivity listing is blank, the project is outside of the quarter sections screened for sensitivity. All projects within
these areas are automatically heritage sensitive and require review.

If needed, please complete the appropriate referral form and submit the project to the Heritage Conservation Branch for further screening. Project 
referrals must be accompanied by survey plans. The Screening Report can be saved and/or printed for your records, but does not need to be 
submitted as part of the referral. https://www.saskatchewan.ca/residents/parks-culture-heritage-and-sport/heritage-conservation-and-
commemoration/archaeology/submit-your-land-and-resource-proposal-for-a-heritage-review

SensitivityParcel DescriptionSensitivityParcel Description

Page 1 of 1
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APPENDIX H – PRELIMINARY ENGINEERING REPORT 
  



Prepared by: 

WCE design inc. 

80 Emerald Ridge East 

White City, SK, Canada S4L 0C3 

306.540.8312 

 

 

Project Number:  

24-012 

 

 

Date:  

June 03, 2024 

New Horizon Business Park – Phase 3 and Phase 4 

Preliminary Engineering Report 
Final Submission 

  



WCE DESIGN INC  New Horizon Business Park – Phase 3 Pre-Engineering Report 

 

New Horizon Prelim Eng Report-Feb 2024 i  

Statement of Qualifications and Limitations 
 

 

The attached Report (the “Report”) has been prepared by WCE design inc.  (“Consultant”) for the benefit of the client 

(“Client”) in accordance with the agreement between Consultant and Client, including the scope of work detailed 

therein (the “Agreement”). 

 

The information, data, recommendations, and conclusions contained in the Report (collectively, the “Information”): 

 

• is subject to the scope, schedule, and other constraints and limitations in the Agreement and the 

qualifications contained in the Report (the “Limitations”) 

• represents Consultant’s professional judgement considering the Limitations and industry standards for the 

preparation of similar reports 

• may be based on information provided to Consultant which has not been independently verified 

• has not been updated since the date of issuance of the Report and its accuracy is limited to the time period 

and circumstances in which it was collected, processed, made, or issued  

• must be read as a whole and sections thereof should not be read out of such context 

• was prepared for the specific purposes described in the Report and the Agreement  

• in the case of subsurface, environmental, or geotechnical conditions, may be based on limited testing and 

on the assumption that such conditions are uniform and not variable either geographically or over time 

 

Consultant shall be entitled to rely upon the accuracy and completeness of information that was provided to it and has 

no obligation to update such information.  Consultant accepts no responsibility for any events or circumstances that may 

have occurred since the date on which the Report was prepared and, in the case of subsurface, environmental or 

geotechnical conditions, is not responsible for any variability in such conditions, geographically or over time. 

 

Consultant agrees that the Report represents its professional judgement as described above and that the Information 

has been prepared for the specific purpose and use described in the Report and the Agreement, but Consultant makes 

no other representations, or any guarantees or warranties whatsoever, whether express or implied, with respect to the 

Report, the Information or any part thereof. 

 

The Report is to be treated as confidential and may not be used or relied upon by third parties, except: 

 

• as agreed in writing by Consultant and Client 

• as required by law 

• for use by governmental reviewing agencies 

 

Consultant accepts no responsibility, and denies any liability whatsoever, to parties other than Client who  may obtain 

access to the Report or the Information for any injury, loss or damage suffered by such parties arising from their use 

of, reliance upon, or decisions or actions based on the Report or any of the Information (“improper use of the Report”), 

except to the extent those parties have obtained the prior written consent of Consultant to use and rely upon the Report 

and the Information.  Any damages arising from improper use of the Report or parts thereof shall be borne by the party 

making such use. 

 

This Statement of Qualifications and Limitations is attached to, and forms part of the Report and any use of the Report 

is subject to the terms hereof. 

  



 WCE design inc.                               tel: 306.540.8312 

80 Emerald Ridge East                     email: dustin.weiss@wcedesign.ca 

White City, SK. S4L 0C3   
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June 2, 2024 

 

Clark Gates, P. Eng.  

Manager of Engineering and Public Works 

RM of Edenwold No. 158 

306.347.2967 

 

 

Dear Mr. Gates: 

 

Project No: 24-012 – New Horizon Business Park – Phase 3 

Regarding: Preliminary Engineering Report  
 

WCE Design is pleased to submit this Preliminary Engineering Report for expansion of the New Horizon 

Business Park located on SE 1/4 6-18-18-W2M. This proposal establishes the preliminary servicing 

requirements to develop and subdivide a portion of the quarter section south of the existing Business 

Park.  

 

Should you have any questions, please contact the undersigned at 306.540.8312. 

 

 

Sincerely, 

WCE Design 
 

 

 

 

 

Dustin Weiss, P. Eng.  

Senior Civil Engineer 

WCE Design 

dustin.weiss@wcedesign.ca 

DW:bw 

Encl. 

cc:  New Horizons Group 
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Executive Summary 
 

WCE Design (WCE) was commissioned by New Horizon Group of Companies (the Developer) to 

complete the Preliminary Engineering Report for expansion of the existing New Horizon Business 

Park in the SE ¼ Section 6-18-18 W2M, in the Rural Municipality of Edenwold No. 158 (the RM). 

 

It is the intent of the Developer to subdivide the remainder of the section into nine separate parcels 

as an extension to the existing New Horizon Business Park.  The proposed development site is 

21.11 hectares (ha) for Phase 3 and 18.005 ha for Phase 4.   

 

Land use at the site is currently agricultural. Land use west and south of the site is also agricultural.   

The existing New Horizon Business Park northeast of the site has several existing metal clad 

buildings that are occupied by various commercial and light industrial businesses.  A light industrial 

development also exists east of the site. 

 

The site is located in an area designated as High Sensitivity to the Aquifer. Section 4.38 of the 

Zoning Bylaw may require the Developer to provide an Aquifer Protection Plan.  Clay fill will be 

placed on top of the site as part of the development site grading.   As part of the building permit 

process with the RM, each new lot developer will be required to submit the measures used to protect 

the aquifer when installing foundations as well as any cistern and holding tanks. 

 

The site is not located in an area designated as environmentally or heritage resource sensitive.  

 

The development is located on Treaty 4 Territory, the original lands of the Cree, Ojibwe (OJIB-WĒ), 

Saulteaux (SO-TO), Dakota, Nakota, Lakota, and on the homeland of the Métis Nation.  There are 

known First Nation lands 2.0 kilometres north of Parcel D.   

 

Water service will be provided using a water line supplied from the existing well and current water 

distribution system.  Water from the well is considered hygienic (i.e. non-potable) and will not be 

used for human consumption. The well currently has a licensed annual allocation to provide the full 

development build out at a higher weekly consumption rate than the current usage. In the event that 

the development acquires either a high water user or require potable water on site cisterns will be 

utilized with hauled water. 

 

The site is relatively flat with drainage trending from north to south.    Runoff from the site flows into 

the north ditch of Highway No. 46 and is eventually conveyed to Pilot Butte Creek south of Highway 

No. 46 via a series of culverts and ditches. The creek eventually flows into Wascana Creek at the 

east side of Regina.  

 

Storm water management is proposed to include a dry bottom detention pond with the pond outlet 

restricted to the pre-development release rate.  The site will be graded to direct runoff to the dry 

bottom detention pond. Site grading for the development will include providing compacted clay fill 

over the site to promote runoff and reduce infiltration.  The proposed storm pond will be sized to 

detain the 1:100 year, 24 hour rainfall event. 
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Final site grading, pond configuration and pond outlet will be confirmed during detailed design. 

 

Shallow utilities (SaskPower, SaskEnergy, and SaskTel) are located in the immediate vicinity of the 

development. The necessary installation and connection fees will be borne by the individual lot 

owner. 

Access to the existing New Horizon Business Park is obtained from the existing Highway No. 46 via 

Range Road 2185.   Access to the new development will be from a new approach to be installed off 

of Range Road 2185.  A channelized intersection at the intersection of Highway 46 and Range Road 

2185 has previously been constricted to accommodate additional traffic to the development north of 

the highway. 

Fire fighting services are to be provided by the RM.  The RM also has standard fire protection 

agreements with Balgonie, White City, Pilot Butte, the Village of Edenwold, and the Hamlet of 

Kronau. Police services in the RM are provided by the RCMP’s White Butte Detachment. 

Commercial Districts are also required to comply with the landscaping and buffer requirements as 

outlined in Section 4.44.  As part of the building permit process with the RM, each new lot developer 

will be required to submit landscaping plans for each lot. 

It is the intent of the Developer to complete the site grading and access road construction in one 

phase.   Further development of the lots will be the responsibility of the owners. 

The adjacent sites have already been zoned for development.  Therefore, it has been assumed no 

further public consultation is required. 
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1.0 Introduction 
 

This Preliminary Engineering Report (PER) is prepared on behalf of the New Horizon Group of 

Companies (the Developer) in support of an application for development of the next phases of the 

New Horizon Business Park located in the Rural Municipality of Edenwold No. 158 (the RM).  The 

Developer is proposing to expand the existing New Horizon Business Park to the south. 

 

The location of the proposed development is shown in Figure 1.11. The development is located west 

of the Town of Pilot Butte, north of Highway No. 46.  The registered owner of in the south half of 

Section 6-18-18 W2M is currently 101245184 SASKATCHEWAN LTD.  It is the intent of the 

Developer to subdivide the site into twenty separate lots in two additional phases: Phase 3 and 

Phase 4. 

 

This PER is prepared in accordance with Sections 3.24 of the Zoning Bylaw and provides a 

framework for servicing the proposed development.   

 

 

 

 

 

 

 

 

 

 
1 Sask Interactive Mapping https://gisappl.saskatchewan.ca/Html5Ext/index.html?viewer=saskinteractive 
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2.0  Existing Conditions 

2.1 Existing Land Use  

The existing New Horizon Business Park is located in the northeast quadrant of the SE ¼ Section 

6-18-18 W2M as shown in Figure 2.12 and within the Highway 46 Industrial Park Business District. 

The proposed Phase 3 is located south of the existing New Horizon Business Park and north of 

Highway No. 46.  The future Phase 4 is located to the west.  The site is currently used for agricultural 

purposes. 

The existing business park currently has several metal clad buildings with gravel roadways and 

parking area. Businesses in the existing New Horizon Business Park are light industrial.   

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

The areas east, west and south of the are currently agricultural land.  A light industrial development 

also exists east of the New Horizon Business Park.  

 

New Horizon Business Park is zoned as General Industrial (IND1).   The proposed development site 

is currently undeveloped agricultural land and zoned as Agricultural Resource (AR)3. 

 
2 Google Earth 
3 RM of Edenwold, Zoning Map 5 
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Figure 2.2: Existing Site Plan 
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The Saskatchewan Water Corporation (SWC) owns Parcel A in the southwest corner of the quarter 

section. A well and pump house building operated by SWC are located on Parcel A. 

 

Future land use at the site is designated as Mixed Use (Industrial / Commercial)4.   

2.2 Existing Roadway Network 

Existing roadways in the area include: 

 

• Highway No.46 runs east-west along the south side of Section 6-18-18 W2M.   

 

• Range Road 2185 is a two-lane, gravel rural road runs north-south, east of the site.   

 

A channelized intersection has been previously constructed at the intersection of Highway No. 46 

and Range Road 2185.   

2.3 Existing Municipal Services and Utilities 

Existing Municipal Services in the area include: 

• Water service for the existing New Horizon Business Park is provided from an existing well 

producing 0.38 L/s (5 IGPM). Water is distributed to the existing buildings using two separate 

pressure loops. Each building is then supplied with pressure tanks that maintain the water 

storage for non-potable use. Potable water is supplied from delivered water. Based on 

consumption data from the development, a weekly volume of 3,000 imperial gallons (13.6 

m3) is used or an average of 429 IGPD (1950 L/day). Based on the existing weekly usage of 

13.6m3/week the development currently uses 708m3 annually. 

• Wastewater collection for the existing Business Park is accommodated by holding tanks. 

Existing Utilities in the area include: 

• Sask Power has an overhead power line along the east side of Township Road 2180. 

• Sask Energy has a buried natural gas line along the north boundary of and internally within 

the SE ¼ Sec 6-18-18 W2M 

• SaskTel has been installed with the SaskPower utility for communication use. 

 

  

 
4 RM of Edenwold, OCP Map 7A 
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2.4 Topography 

The site is relatively flat with drainage trending from north to south as shown in Figure 2.35.    Runoff 

from the site flows into the north ditch of Highway No. 46 and is eventually conveyed to Pilot Butte 

Creek south of Highway No. 46 via a series of culverts and ditches. The creek eventually flows into 

Wascana Creek at the east side of Regina.  

  

 
5 https://atlas.gc.ca/toporama/en/index.html 

Figure 2.3: Existing Topography 

Site 
 

Figure 2.5: Existing Topography 
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2.5 Regional Surface Geology and Soils 

The site is situated on a glacial-fluvial deposit (GFp) as shown in Figure 2.46.  GFp deposits generally 

consist of gravels, sand and silt accumulations transported and deposited by glacial meltwater. 

Logs from water wells previously drilled near the site indicated topsoil is underlain by approximately 

4.0 m to 4.5 of silt followed by approximately 10 m of sand.   

 

2.6 Aquifer Sensitivity 

The proposed development is located in an area designated as having High Sensitivity to the 
Aquifer. The site grading for the development will include providing a clay fill over the site to promote 

runoff and reduce infiltration. 

 

Each new lot developer will be responsible to submit an aquifer protection plan to the RM as part of 

the building permit process.  The plan should include measures for protection of the aquifer during 

installation of foundations as well as cisterns and holding tanks. 

 

 
6 Surficial Geology Map of Saskatchewan, Saskatchewan Geological Survey 

Figure 2.4: Regional Surface Geology 

 

Figure 2.6: Regional Surface GeologyFigure 2.4: Regional Surface Geology 

SITE 
 

Figure 2.7: Regional Surface Geology 
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Section 3.24C of the Zoning Bylaw may require the Developer to provide an Aquifer Protection Plan 

including: 

 

• Site-specific information regarding groundwater and the local aquifer and the sensitivity of 

these systems with respect to potential breach, contamination, depletion, or other concerns. 

 

• The impact the proposed development or subdivision may have on the quantity and quality 

of groundwater and the aquifer and the proposed mitigation measures that will be 

implemented in order to preserve and protect the ground water/aquifer. 

 

As part of the building permit process with the RM, each new lot developer will be required to submit 

the measures used to protect the aquifer when installing foundations as well as any cistern and 

holding tanks. 

2.7 Heritage Resources 

The proposed development is not located in an area designated as Heritage Sensitive7
.  

Confirmation of this designation was concluded by use of the ‘Developer’s Online Screening Tool’, 

which designates this parcel as non-sensitive. 

2.8 First Nations 

The development is located on Treaty 4 Territory, the original lands of the Cree, Ojibwe (OJIB-WĒ), 

Saulteaux (SO-TO), Dakota, Nakota, Lakota, and on the homeland of the Métis Nation. 

 

There are First Nation lands located 2.0 kilometres north of the site.   

 

3. Proposed Development 

3.1 Site Services 

3.1.1 Water 

Water service in the existing New Horizon Business Park is provided from an existing well, producing 

water at a flow rate of 5 imperial gallons per minute (IGPM) (0.38 L/s).  The existing well is licensed 

for an annual allocation of 3,250 m3/year. 

The existing Business Park (Phase 1) currently uses an average of approximately 3,000 imperial 

gallons per week (13.64m3/week or 709 m3/year).  Assuming a similar consumption rate per hectare 

(39.83 m3/ha/year for the proposed new development and an annual consumption of 2,290 m3/year 

is assumed. The well license allows for a hectare rate of 56.52 m3/ha year, which is more than the 

current per hectare consumption rate. 

In the event a single or multiple high water user is brought into the development or in the case for a 

user to require a potable water source, cisterns can be utilized with hauled in water from the RM of 

Edenwold to subsidize the water volume. An application to increase well production would also be 

an option as the well has more capacity than the license allows. 

 
7 RM of Edenwold, OCP Map 6B 
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Water obtained from the existing well is considered hygienic (or non-potable). Hygienic systems 

must not be used for human consumption including drinking, oral hygiene or food preparation. 

Potable water will be provided separately by each individual building owner, typically using bottled 

water. 

The distribution of the water service for the existing development is provided by two separate 

pressured loops.  The proposed water service to the new development will be completed by adding 

additional pressure loops to the system.  

 

Each new building will be serviced using a hydro-pneumatic pressure tank.  The pressure tank size 

will depend on the individual building usage and occupancy. Any heavy water users within the 

development will require the installation of a cistern for additional storage.  

3.1.2 Wastewater 

Wastewater from each new parcel will be collected in holding tanks.  Holding tanks will be designed 

and installed in accordance with the Saskatchewan Onsite Wastewater Disposal Guide (2018). 
 

It will be the responsibility of the new parcel owners to install the holding tanks and to engage private 

septic waste haulers for disposal of wastewater.   Private haulers typically dispose of septic waste 

at one of the wastewater treatment facilities in the area that accept septic waste. 

3.1.3 Storm Water Management 

The storm water management system will be designed in accordance with the most current version 

of Water Security Agency’s Stormwater Guidelines (EPB 322) and other best management 

practices. 

 

Storm water management is proposed to include a dry bottom detention pond with the pond outlet 

restricted to the pre-development release rate.  The site will be graded to direct runoff to the retention 

pond. Site grading for the development will include providing compacted clay fill over the site to 

promote runoff and reduce infiltration. 

 

The existing topography in the area generally slopes from north to south towards Highway No. 46.  

The storm pond is proposed to be sized to detain a 1:100-year, 24-hour rainfall event.  The release 

rate will be restricted to the predevelopment runoff rate. 

 

Rainfall runoff is based on the Short Duration Intensity Duration Frequency (IDF) curves for Regina 

for the period 1941 to 2017 obtained from Environment Canada.   Rainfall intensity and rainfall 

amounts derived from the IDF curves for the 1:100-year, 24-hour duration rainfall event are 

summarized in Table 3.1. 
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Table 3-1: Rainfall Data (1:100 Year, 24 Hour Event) 

Return Period  
(Tr) 

Rainfall Amount 
(mm) 

1:2 39.9 

1:5 59.4 

1:10 72.2 

1:25 88.5 

1:50 100.6 

1:100 112.6 

 

Based on an assumed pre-development and post-development runoff coefficient (C) of 0.25 and 

0.80, respectively and a total area of 21.11 ha for Phase 3 and 18.005 ha for Phase 4, the 

estimated runoff volume during a 1:100, 24-year rainfall event is estimated in Table 3.2. 

 

Table 3.2: Estimated Runoff Volume 

 Runoff 
Coefficient 

Phase 3 
Estimated 

Runoff Volume 
(m3) 

Phase 4 
Estimated 

Runoff Volume 
(m3) 

Total 
Estimated 

Runoff Volume 
(m3) 

Predevelopment 0.25  5,945  5,070 11,015 

Post Development 0.80 19,015 16,220 35,232 

Required Storage Volume  13,070 11,150 24,220 

Release Rate (L/s)  76 65 141 

 

The excess runoff will be released over a 48-hour period (including during the 24-hour rainfall 

event and for a period of 24 hours following the event) as shown in Table 3.2 

 

Pond side slopes are proposed to be 4 horizontals to 1 vertical (4H:1V).  The pond depth will typically 

be between 1.5 and 2.4 m with freeboard of between 0.3 m and 0.6 m. 

 

The proposed pond outlet includes a 450 mm CSP or HDPE pipe with a precast concrete manhole.  

The pipe would be designed to daylight to natural ground at the south limit of the site.  An orifice 

plate or inlet control device is provided inside the manhole to control the release rate. 

 

The preliminary site grading plan is shown in Appendix A. The final pond location, site grading, pond 

configuration and pond outlet will be confirmed during detailed design. 
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3.1.4 Site Access and Roadways 

Access to the site will be from a new approach constructed off of Range Road 2185.  Internal roads 

will be gravel with a top width of 8.0 metres.  Swale ditches will be provided to remove and direct 

runoff from the road surface to the proposed storm pond.  

A channelized intersection was previously constructed at the intersection of Highway 46 and Range 

Road 2185 to accommodate traffic to the developments north of the highway.  The channelized 

intersection includes: 

• Eastbound dedicated left and right turn lanes. 

• Westbound dedicated right turn lane. 

• Through lane in the east bound and westbound directions. 

 

The RM required a traffic impact assessment (TIA) as part of the comprehensive development 

proposal (CDP) for the previous phase. In discussion with the Saskatchewan Ministry of Highways 

(MHI) a functional design of the entire Highway 46 corridor is underway internally. Therefore, a traffic 

impact assessment was not required for this phase.  

3.1.5 Utilities 

Shallow utilities (SaskPower, SaskEnergy, and SaskTel) are located in the immediate vicinity of the 

development. The necessary installation and connection fees will be borne by the individual lot 

owner. 

3.2 Fire and Protective Services 

Fire fighting services in the area are provided by the RM.  The RM also has standard fire protection 

agreements with Balgonie, White City, Pilot Butte, the Village of Edenwold, and the Hamlet of 

Kronau. 

Police services in the RM are provided by the RCMP’s White Butte Detachment. 

3.3 Phasing 

It is the intent of the Developer to complete the site grading and access road construction in one 

phase.   Further development of the lots will be the responsibility of the owners. 

3.4 Landscaping 

Commercial Districts are also required to comply with the landscaping and buffer requirements as 

outlined in Section 4.44.   

Each new lot owner will be responsible to submit a landscaping plan to the RM as part of the building 

permit process. 
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3.5 Public Consultation 

The adjacent sites have already been zoned for developments.  Therefore, it has been assumed no 

further public consultation is required. 
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APPENDIX A  
 
Overall Drainage Plan 
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RG-110 Page 1 of 2 
  Revised 27/04/2015 

           File:  E3/5074 
 
 
 

WATER RIGHTS LICENCE 
TO USE GROUND WATER 

 
 
Licence No. E3/5074 issued on March 27, 2024 

 
 

NEW HORIZON PARK INC.  of  EMERALD PARK, SASKATCHEWAN 
 
 

hereinafter called the licensee, is granted the right to use water in accordance with this Licence subject 
to the conditions and restrictions contained in The Water Security Agency Act and the regulations under 
that Act, each as amended or replaced from time to time. 
 
Annual Quantity of 
Water Allocated:   3.25 cubic decametres (3,250 cubic metres) 
 
Well Name/Number: PW1-2014 
 
Point of Diversion: SE 06-18-18 W2 (Condo Plan 102285378) 
  
Point of Delivery: SE 06-18-18 W2 (Condo Plan 102285378) 
 
Purpose:   Municipal (Commercial Facility) 
 
Expiration Date:   March 30, 2029 
 
 
This Licence does not negate the licensee’s responsibility to comply with the requirements of any other 
relevant municipal, provincial and/or federal legislation. 
 
This Licence issued and recorded at Moose Jaw, Saskatchewan is subject to the conditions listed on the 
following page(s). 
 
 
 
 

      
               for Water Security Agency 



RG-110 Page 2 of 2 
  Revised 27/04/2015 

Conditions (E3/5074) 
 
General Conditions 
 

1. This Licence is subject to cancellation, amendment or suspension on written notice pursuant to 
Section 53 of The Water Security Agency Act and the regulations under that Act. 

 
2. In the event that the Water Security Agency determines that the effects of the project deviate 

significantly from those predicted in the studies which were the basis of the grant of the original or 
amended licence, the Water Security Agency may cancel this Licence. 

 
3. This Licence does not guarantee that water will be available at all times during the currency of this 

licence.  The Water Security Agency reserves the right to restrict the use of water under this Licence 
due to shortage or pressing necessity. 

 
4. This Licence does not run with land tenure and automatically terminates on the date of disposition of 

the subject lands at the point of delivery.  Any person who assumes ownership of or a legal interest 
in the lands at the point of delivery must file a new application for Water Rights Licence with the 
Water Security Agency.  Upon acceptance of the application, a new Water Rights Licence may be 
issued. 

 
5. The licensee shall pay such fees, levies, rates or charges as may be fixed from time to time by the 

Water Security Agency under the authority of The Water Security Agency Act for the privilege or 
authority granted by this licence. 

 
6. No change in the purpose of the project, rate of diversion and/or annual quantity of water shall be 

made without prior authorization being obtained under The Water Security Agency Act. 
 
 
Special Conditions 
 
1. Water allocated under this licence will be delivered by water supply works owned by the licensee 

under the Approval to Operate for E3/5074.  This Licence will automatically expire if the licensee 
does not maintain a valid Approval to Operate Works for such ground water supply works. 
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APPENDIX I – EMAIL FROM RM OF EDENWOLD RE: DRAINAGE APPROVAL 
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APPENDIX J – AQUIFER PROTECTION PLAN 



GROUND ENGINEERING CONSULTANTS LTD. 
CIVIL & GEOENVIRONMENTAL ENGINEERS 

415  –   7 T H  AVENUE  ·   REGINA  ·   SASKATCHEWAN  ·   S4N 4P1  
Te l :  (306 )  569 -9075 Fax :  (306 )  565-3677 Emai l :  admin@groundeng.ca  

 

A MEMBER FIRM OF THE ASSOCIATION OF CONSULTING ENGINEERING COMPANIES - SASKATCHEWAN 
·   S OI L  M E C H A N I C S  A N D  F O U N D A T I O N  C ON S U L T A N T S   ·   S I T E  I N V E S T I G A T I O N S   ·   F O U N D A T I O N  D E S I G N   ·   
S P E C I F I C A T I ON S   ·  C ON S T RU C T I ON  S U P E R V I S I O N   ·   I N S P E C T I O N  A N D  L A B ORA T O RY  T E S T I N G  S E RV I C E S   ·   S OI L S   ·   
C ON C RE T E   ·   A S P H A L T   ·    P A V E M E N T  D E S I G N  A N D  E V A L U A T I ON   ·   S L OP E  S T A B I L I T Y   ·   RE P O RT S   ·   S E E P A G E  
C ON T R OL  BA R RI E RS  F OR  M U N I C I P A L  A N D  I N D U S T RI A L  W A S T E  C ON T A I N M E N T   ·   E N V I R O N M E N T A L  S I T E  
A S S E S S M E N T S   
 

FILE:  GE-14105              February 15, 2024 
 
New Horizon Park Corp. 
Box 558 
PILOT BUTTE, Saskatchewan 
S0G 3Z0 
 
ATTENTION:  MR. ALLEN KILBACK 
 
Dear Sir: 
 
SUBJECT: AQUIFER PROTECTION PLAN 
  NEW HORIZON BUSINESS PARK – PHASE 3 
  PORTION OF SE-6-18-18-W2 
  R.M. OF EDENWOLD, SASKATCHEWAN      
 
The above captioned property is being proposed to be subdivided and developed with an 

industrial subdivision (New Horizon Business Park – Phase 3).  The property is currently 

cultivated farmland which is used for forage.  The limits of the proposed subdivision are shown 

on the attached site plan.  Our Company conducted a geotechnical investigation at the subject 

property in 2010 at which time it was determined that the property is underlain by a surficial 

layer of highly plastic clay followed by silt and sand.  The groundwater table was located at 

depths ranging from 6 to 11 metres below grade at the time of the investigation (Condie 

Aquifer). 

 
The subject property is located within the High Sensitivity Aquifer zone as identified in the R.M. 

of Edenwold Official Community Plan (Map 12, Appendix A).  The OCP requires that an 

Aquifer Protection Plan be implemented to limit potential contamination of the aquifer. 

 
The following recommendations and comments are provided to limit the potential impact the 

proposed development may have on the underlying aquifer: 

 
.1 Imported fill material which is required to grade the property shall consist of highly 

plastic clay or clay till obtained from an off-site pre-approved borrow source.  Random 

fill from various sources shall not be permitted.  Importing of the fill shall be monitored.  
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APPENDIX K – PEDESTRIAN TRAFFIC PLAN 
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APPENDIX L – TRAFFIC IMPACT ASSESSMENT 
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June 20, 2023 

 
WCE Design Inc. 
RM of Edenwold 

Attention: Mr. D. Weiss 

 

Re: New Horizon Business Park Transportation Impact Assessment - Draft 

 

Dear Mr. Weiss: 

KGS Group is pleased to submit the following letter report which outlines the results of the New Horizon 
Business Park Transportation Impact Assessment. The purpose of this assessment is to evaluate the impact that 
traffic generated by the proposed industrial development will have on the adjacent highway network and to 
recommend any required mitigation measures. 

INT R O DUCT I ON  

KGS Group has been commissioned by WCE Design Inc. to complete a transportation impact assessment (TIA) for 
an industrial development located along Gravel Pit Road in the Rural Municipality of Edenwold. The proposed 
development herein referred to as the New Horizon Business Park, is located north of the Highway 46 and Gravel 
Pit Road intersection.  The New Horizon Business Park includes approximately 11.4 ha of light industrial 
development. This study will identify any mitigation measures on the surrounding road network necessary to 
accommodate the site generated traffic. 

The study intersections for this assessment include: 

x Highway 46 and Gravel Pit Road intersection 
x Site access intersections along Gravel Pit Road 

The location of the proposed development in relation to the city of Regina and the town of Pilot Butte is 
illustrated in Figure 1. 
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F I G U R E  1 :  S T U D Y  A R E A  

In finalizing the TIA parameters, the Ministry of Highways identified a potential mixed-use development 
(Bamboo Nations Mixed-use Development) located south of Highway 46 that is currently undergoing a separate 
TIA. The impact of that proposed development at the Highway 46 and Gravel Pit Road intersection was 
considered in a supplemental analysis and is presented in Appendix A. 

E X IS T IN G S IT E  C O ND IT I ON S  

Existing Roadways 
Highway 46 is a paved two-lane undivided provincial highway with a rural cross-section and a posted speed limit 
of 90 km/h adjacent to the proposed site. The Highway 46 and Gravel Pit Road intersection is stop-controlled in 
the north and south directions and there is corridor lighting present along Highway 46. There are dedicated left-, 
through-, and right-turn lanes in the eastbound direction and a shared through- and left-turn lane and a shared 
through- and right-turn lane (flared intersection treatment) in the westbound direction. There are no auxiliary 
lanes in the northbound or southbound directions. 

The Ministry of Highways (Ministry) recently commissioned a functional planning study for the Highway 46 
corridor that was to review if twinning would be required in the future and how the corridor would facilitate a 
four-lane cross-section. At the time of this transportation impact assessment, the functional planning study was 
not complete, and the future cross-section of Highway 46 was not available. 

Gravel Pit Road is a north-south road with a paved surface to the north and gravel surface to the south. The 
speed limit is posted at 60 km/h north and south of the study intersection. There is a weight restriction of 
10 tonnes on the gravel road to the south. Gravel Pit Road provides access to several light industrial businesses 
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and two commercial aggregate pits to the north, and one residential/farm, one residential/transport business, 
and one concrete and masonry plant to the south.  

Existing Development 
The proposed development is located near the western border of the Rural Municipality of Edenwold. The 
proposed site is partially developed, and the surrounding area includes undeveloped fields, agricultural lands 
and other light industrial businesses. A light industrial development is located along Gravel Pit Road to the east 
of the proposed site, and north of the proposed development site are the KF Croft Aggregate and Inland 
Aggregates sites, which is where Gravel Pit Road terminates to the north.  

Existing Traffic Volumes 
Existing traffic volumes were collected in April 2023. Data collection avoided Good Friday and the week of 
April 9, 2023, as travel patterns may have been altered due to school break. The turning movement counts 
captured the weekday morning peak period (7:00 a.m. to 9:00 a.m.) and the afternoon peak period (4:00 p.m. to 
6:00 p.m.), corresponding to typical commute hours. The traffic data was collected by turning movement and 
classified into cars, trucks, and buses.  

Figure 3 summarizes the total vehicular turning movements (rounded to the nearest five vehicles) recorded at 
the study intersections during both the morning and afternoon peak hours. The weekday morning peak hour was 
found to occur between 7:00 a.m. ʹ 8:00 a.m. and the weekday afternoon peak hour was found to occur 
between 4:30 p.m. ʹ 5:30 p.m.   

The traffic volumes along Highway 46 are predominately directional in nature, with vehicles traveling westbound 
during the morning peak hour towards Regina, and vehicles traveling eastbound during the afternoon peak hour 
towards Pilot Butte. This travel pattern is consistent with people commuting for work in the morning and 
returning home in the evening.  

The intersection capacity analysis for the existing site conditions is presented under Traffic Analysis. The 
Highway 46 and Gravel Pit Road intersection was found to be operating well overall (LOS A) during the peak 
hours; however, the north and south approaches are seeing some delay (LOS C) due to the higher volume of 
traffic on Highway 46.  
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NE W  H OR I ZO N  BU S I NE S S  P ARK  

The proposed site plan is illustrated in Figure 2.  The New Horizon Business Park has approximately 11.4 ha of 
land to be developed.  The proposed development plan indicates a 30 m right-of-way for the internal circulating 
road, which is appropriate for the proposed development. The proposed development will have two accesses via 
Gravel Pit Road. Construction of the proposed industrial development is anticipated to occur in the fall of 2023 
with full development estimated to be in 2038.  

 

 

F I G U R E  3 :  S I T E  P L A N  
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T RA F FI C  A N A LY S IS  

The study area was analyzed under three scenarios to identify how vehicles move through the study 
intersections. The scenarios analyzed include: 

x Existing Traffic Volumesʹ How the intersections operate today. 
x 2038 Background Traffic Volumes ʹ How the intersections would operate in the future without the 

proposed development. 
x 2038 Total Traffic Volumes ʹ How the intersections would operate in the future with the proposed New 

Horizon Business Park. 
 

Appendix A presents the background and total traffic volume analyses that includes the Bamboo Nations Mixed-
use development. 

Analysis Assumptions 
The study area was analyzed using the existing roadway geometry and traffic control to identify how traffic 
moves through the study intersections. Synchro 11 was used to assess the study intersections during the 
weekday morning and weekday afternoon peak hours, when adjacent street traffic is at its busiest.  

Synchro, which is based on the methodology outlined in the Highway Capacity Manual, produces two key 
measures to determine the operations of an intersection. The first is level of service (LOS), which is based on the 
average delay per vehicle, and the second is the volume-to-capacity (v/c) ratio, which indicates the traffic 
volume at an intersection or for a traffic movement in relation to the capacity available.  The LOS criteria for 
signalized and unsignalized (stop-controlled) intersections is presented in Table 1. A LOS A indicates good traffic 
flow with minimal delay and LOS F indicates congested traffic operations with considerable delay (i.e. stop and 
go conditionsͿ͘  The vͬc ratio identifies the intersection͛s overall or individual movement͛s abilitǇ to 
accommodate fluctuations in traffic flow. In a rural environment, a system that is reaching the limits of its 
operational effectiveness will experience ratios greater than 80%.   

SimTraffic, a traffic simulation software program included in the Synchro Studio 11 suite, was used to perform a 
queuing analysis. SimTraffic can be used to help predict the length of vehicle queues that will form at an 
intersection. The results for the SimTraffic analysis were based on an average of ten 60-minute simulation runs 
for all scenarios. The queuing analyses were conducted for the 95th percentile queues. The 95th percentile queue 
length provides the queue length that would only be exceeded five percent of the time. The 95th percentile 
queue represents the worst-case scenario, and they are used as an indicator to determine where further 
examination of storage length is required. 
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T A B L E  1 :  L E V E L  O F  S E R V I C E  C R I T E R I A  

Level-of-Service Signalized Intersection Unsignalized Intersection 

A ч ϭϬ ч ϭϬ 

B >10 ʹ 20 >10 ʹ 15 

C > 20 ʹ 35 > 15 ʹ 25 

D > 35 ʹ 55 > 25 ʹ 35 

E > 55 ʹ 80 > 35 ʹ 50 

F > 80 > 50 

Source: Highway Capacity Manual 

2023 Existing Traffic 
The Highway 46 and Gravel Pit Road intersection was analyzed using the existing roadway geometry, traffic 
control, and 2023 peak hour traffic volumes. The results of the existing conditions operations analysis are 
summarized in Table 5.   

The capacity analysis results show that the Highway 46 and Gravel Pit Road intersection operates generally well 
overall (LOS A) under the existing traffic conditions, with individual movements operating at a LOS C or better 
during the peak hours. Traffic on the north and south approaches are primarily delayed due to the higher 
volume of east- and westbound traffic on Highway 46. The analysis demonstrates that no modifications are 
required to accommodate the existing traffic volumes.  

T A B L E  5 :  H I G H W A Y  4 6  &  G R A V E L  P I T  R O A D  
2 0 2 3  I N T E R S E C T I O N  O P E R A T I O N S  

Peak 
Hour Measure 

Eastbound  Westbound Northbound  Southbound  

L T R L T R L T R L T R 

AM Peak 
Hour 

LOS (Delay) A (10 s) -- -- A (0 s) -- -- C (23 s) C (17 s)  

V/C ratio  0.05 -- --  0.00 -- -- 0.01  0.07 

Queue (m) 16  -- -- -- -- -- 2 17 

Overall LOS A (1 s) 

PM Peak  
Hour 

LOS (Delay) A (9 s) -- -- A (0 s) -- -- C (18 s) C (16 s) 

V/C ratio  0.01 -- --  0.00 -- -- 0.02 0.07 

Queue (m) 9  -- -- -- -- -- 4  16 

Overall LOS A (1 s) 
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2038 Background Traffic  
Background conditions provide a point of reference to understand the relative impact of a development on the 
transportation network.  Background conditions refer to the transportation network and how it is expected to 
operate, regardless of the proposed development. 

2 0 3 8  B A C K G R O U N D  T R A F F I C  F O R E C A S T  

The future background traffic volume projections were developed for the 2038 horizon, five years beyond full 
buildout of the development. 

The MinistrǇ͛s background groǁth rates consider open highǁaǇ conditions and are largelǇ impacted bǇ 
community growth when applied to sections of highway within or adjacent to municipalities. The MinistrǇ͛s ϭϱ-
year growth rate is 1.60, which represents a 60% increase in traffic in the next 15 years.  

The 2038 background traffic volumes were estimated by applying the 15-year growth rate of 1.60 to the 2023 
eastbound and westbound through traffic volumes on Highway 46. No background growth rate was applied to 
the turning movements to the north or south as it is assumed that only new development would contribute to 
the growth of these movements.  

The estimated 2038 peak hour background traffic volumes are illustrated in Figure 4. 
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2 0 3 8  B A C K G R O U N D  T R A F F I C  O P E R A T I O N S  

The background capacity analysis evaluates the traffic conditions in the area that would occur if the proposed 
development did not proceed. The study intersection was analyzed using the existing roadway geometry and 
traffic control, and the 2038 peak hour background traffic volumes. The results of the 2038 background traffic 
conditions operations analysis are summarized in Table 6.   

The Highway 46 and Gravel Pit Road intersection is operating well overall (LOS A) during both peak hours. 
However, the capacity analysis demonstrates that the northbound and southbound approaches are expected to 
see increased delay in the future. The northbound approach is estimated to have an average delay per vehicle of 
~36 seconds (LOS E) during the peak hours. However, this is relatively a minor amount of traffic when compared 
to the volume of traffic on the other approaches (i.e. <5 vehicles during the peak hours). The southbound 
approach is estimated to have an average delay per vehicle of ~ 25-33 seconds (LOS D) during the peak hours.  

The target operating parameters for individual movements is a LOS D on a highway network, and the Highway 46 
and Gravel Pit Road intersection is at the threshold where intersection improvements should be considered.  

 

T A B L E  2 :  H I G H W A Y  4 6  &  G R A V E L  P I T  R O A D  
2 0 3 8  B A C K G R O U N D  I N T E R S E C T I O N  O P E R A T I O N S  

Peak 
Hour Measure 

Eastbound  Westbound Northbound  Southbound  

L T R L T R L T R L T R 

AM Peak 
Hour 

LOS  B  -- -- A -- -- E D 

Delay (s) 12 -- -- 0 -- -- 36 25 

V/C ratio  0.06 -- -- -- -- -- 0.01 0.10 

Queue (m) 23 -- -- 1 1 0 2 20 
Overall 

LOS A (1 s) 

PM Peak  
Hour 

LOS  A -- -- A -- -- E D 

Delay (s) 10 -- -- 0 -- -- 36 33 

V/C ratio  0.02 -- -- -- -- -- 0.04 0.16 

Queue (m) 12 -- -- 1 1 -- 12 61 
Overall 

LOS A (1 s) 
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Development Traffic 

T R I P  G E N E R A T I O N  

The proposed industrial development encompasses approximately 11.4 ha of land, which is expected to be 
developed as light industrial. The Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th 
Edition, was used to estimate the trips generated by the proposed industrial development for the weekday 
morning and afternoon peak hours. The land use code and trip rates and in/out ratios applied to the land uses 
within the proposed development are listed in Table 3. 

T A B L E  3 :  T R I P  G E N E R A T I O N  R A T E S  

Land Use ITE Code Peak Hour Trip Generation Equation 
Directional Distribution 

Entering Exiting 

Light Industrial 110 
AM T = 0.68 (X) + 3.81 88% 12% 

PM Ln(T) = 0.72 Ln(X) + 0.38 14% 86% 

T = Average Vehicle Trips X = 1,000 sq. ft. GFA 

The following assumptions were made as part of the trip generation analysis: 

x The floor-area ratio (FAR) is assumed at 10% of the total area to estimate the gross floor area of the light 
industrial. The light industrial FAR was estimated by examining the existing developments at the New 
Horizon Business Park (12%) as well as similar development northwest of Regina in the RM of Sherwood, 
the Sherwood Industrial Park (7.8%), and the previously approved Chuka Creek Business Park (8%). It was 
assumed that the light industrial land use gross floor area would cover 10% of the total net land area 
allocated to light industrial.  

Table 2 presents the total number of site generated trips and the directional allocation (entering or exiting) for 
the proposed industrial development for each peak hour. 

T A B L E  4 :  S I T E - G E N E R A T E D  T R I P S  

Land Use 
AM Peak Hour PM Peak Hour 

Trip In Trips Out Total Trips Trip In Trips Out Total Trips 

Light Industrial 77 11 88 7 40 47 

Total 77 11 88 7 40 47 

 

It is unlikely that any of the trips generated will be multi-use trips within the proposed development (i.e. vehicles 
stopping at one site before proceeding to work at another site within the proposed development) as it is a 
single-use site.  
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This development is also not expected to generate any pass-by trips.  

The estimated number of new trips generated at full build-out, includes 88 new trips (77 trips entering and 
11 trips exiting) during the weekday morning peak hour and 47 new trips (7 trips entering and 40 trips exiting) 
during the weekday afternoon peak hour. Sites that generate less than 100 vehicle trips during the peak hours, 
are typically accepted as a minor traffic generator and have minimal impact on the adjacent road network. 

T R I P  D I S T R I B U T I O N  A N D  A S S I G N M E N T  

The traffic forecast was completed by distributing the site-related traffic volumes and assigning them to the road 
network based on an assessment of how people will access and egress the site.  Trip distribution refers to the 
origins and destinations of the site-generated trips while trip assignment assesses the actual route that the 
vehicles will take between their origin and destination. The assignment process assumes that motorists will use 
the most efficient route.   

To facilitate the trip distribution process, the surrounding area was divided into four zones with respect to the 
location of the proposed development. The trip distribution estimates are as follows: 

x 0% will travel to / from the north 
x 20% will travel to / from the east 
x 5% will travel to / from the south 
x 75% will travel to / from the west 

The new vehicle trips were then assigned to the road network based on the distribution estimates. The vehicle 
assignment accounts for the routes that drivers will use to reach the site, and the access points that they will 
use.  

The site-generated trips are illustrated in Figure 5.  
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2038 Total Traffic 

2 0 3 8  T O T A L  T R A F F I C  F O R E C A S T  

The site-generated trips were added to the projected 2038 background traffic forecast volumes to obtain the 
2038 total forecast traffic volumes, illustrated in Figure 7. The development traffic was assumed to be included 
within the 15-year growth rate. This means there will be fewer through vehicles when compared to the 
background forecast as they will be turning to go north instead.  

The traffic forecast projects approximately 1,300 vehicles on Highway 46 during the morning peak hour, of which 
88 trips will be generated by the proposed New Horizon Business Park. Similarly, the traffic forecast projects 
approximately 1,600 vehicles on Highway 46 during the afternoon peak hour, of which 47 trips are associated 
with the proposed New Horizon Business Park. 

 

  



/(*(1'�

352-(&7�6,7(

;;��;;� $0�3($.�+285��30�3($.�+285��75$)),&�92/80(6

352326('�1(:�$&&(66

92/80(6�5281'('�72�7+(�1($5(67�),9(�����

��
�[

��
3�
?3
UR
MH
FW
V?
��

��
?�
��
��

��
��
��

?'
Z
J?
0
XQ

B7
��

�3
OR
WWH

G�
%\

��'
3L
SH

U��
��
��

��
��
>7
XH

V�
��
��

�D
P
@�

5(9�

),*85(�� �

:&(�'(6,*1�,1&

�����727$/�3($.�+285�
75$)),&�92/80(6

1(:�+25,=21�%86,1(66�3$5.
75$163257$7,21�,03$&7�$66(660(17

��

*
5$

9(
/�
3,
7�
5'

1(:�+25,=216�
%86,1(66�3$5.

1257+�$&&(66

6287+�$&&(66

���������
������������

�������

��������
�����������
�������

���
���

�
���

���
�

���
���

�

��
��
��
��
�

��
���

��
��
���

��
�

�������

���������

��
��
��
��

��
��
��
��

��
���

��
��
��
��
��
�

�������

��������

���
���

��
���

��
��
��

��
���

��
��
��
��
��
�

-81(B����



 

23-4143-001  |  June 20, 2023| Draft 16 

 

2 0 3 8  T O T A L  T R A F F I C  O P E R A T I O N S  

The total capacity analysis evaluates the traffic conditions with the proposed industrial development. The 
Highway 46 and Gravel Pit Road intersection was modelled with existing geometry and as a two-way stop-
controlled intersection and the new accesses were modeled as stop controlled intersections.  

Table 5 summarizes the traffic operations during the morning peak hour and Table 6 summarizes the traffic 
operations during the afternoon peak hour. The delay on the north and south approaches are anticipated to 
continue to increase, operating at a LOS E/D during the peak hours. The modeling indicates a queue of 195 m on 
the southbound approach during the afternoon peak hour. There are few gaps in traffic on Highway 46 for 
vehicles to proceed through the intersection, which is resulting in the delay and queueing on the southbound 
approach.  

Both site accesses are expected to operate well (LOS A) during the peak hours.  

T A B L E  5 :  2 0 3 8  T O T A L  M O R N I N G  P E A K  H O U R  T R A F F I C  O P E R A T I O N S  

Peak 
Hour Measure 

Eastbound  Westbound Northbound  Southbound  

L T R L T R L T R L T R 

Highway 
46 & 

Gravel Pit 
Road 

LOS  B -- -- A -- -- E D 

Delay (s) 12 -- -- 0 -- -- 44 26 

V/C ratio  0.15 -- -- -- -- -- 0.06 0.16 

Queue (m) 44 -- -- -- -- 1 4 44 
Overall 

LOS A (2 s) 

Gravel Pit 
Road & 
South 
Access 

LOS  A    A   -- 

Delay (s) 9    7   -- 

V/C ratio  0.02    0.05   -- 

Queue (m) 10    3   -- 
Overall 

LOS A (3 s) 

-Gravel 
Pit Road 
& North 
Access 

LOS  A    A   -- 

Delay (s) 9    7   -- 

V/C ratio  0.01    0.02   -- 

Queue (m) 6    2   -- 
Overall 

LOS A (3 s) 
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T A B L E  6 :  2 0 3 8  T O T A L  A F T E R N O O N  P E A K  H O U R  T R A F F I C  O P E R A T I O N S  

Peak 
Hour Measure 

Eastbound  Westbound Northbound  Southbound  

L T R L T R L T R L T R 

Highway 
46 & 

Gravel Pit 
Road 

LOS  A -- -- A -- -- E D 

Delay (s) 9 -- -- 0 -- -- 38 32 

V/C ratio  0.02 -- -- -- -- -- 0.05 0.34 

Queue (m) 11   1   8 195 
Overall 

LOS A (2 s) 

Gravel Pit 
Road & 
South 
Access 

LOS  A    A   -- 

Delay (s) 9    7   -- 

V/C ratio  0.04    0.01   -- 

Queue (m) 13    0   -- 
Overall 

LOS A (4 s) 

-Gravel 
Pit Road 
& North 
Access 

LOS  A    A   -- 

Delay (s) 9    7   -- 

V/C ratio  0.02    0.01   -- 

Queue (m) 10    0   -- 
Overall 

LOS A (3 s) 

H I GH W AY  W ARR ANT  A N A LY S IS  

Intersection Lighting Warrants 
Highway 46 and Gravel Pit Road 

There is corridor lighting along Highway 46 at the Highway 46 and Gravel Pit Road intersection.  No delineation 
lighting is provided on the north or south approaches of the intersection.  

The Ministry of Highways Design Manual for Partial or Area Lighting (DM 2621-1) considers delineation lighting 
to be warranted if one of the three warrant criteria are met:  

x All provincial highway to highway intersections 
x All intersections of the designated community access road with the provincial highway system 
x All rural and urban public highway intersections with a provincial highway with an intersection roadway 

traffic volume greater than 150 AADT or 250 SADT for seasonal recreational roads. 
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Intersection delineation lighting was found to be warranted at the Highway 46 and Gravel Pit Road intersection 
with the existing 2023 traffic volumes.  

It is recommended that the lighting levels are reviewed to ensure appropriate illumination is provided, and if 
substandard, that a delineation light is installed on the north approach.  

Gravel Pit Road & Site Access 

Intersection illumination warrants were conducted for the Gravel Pit Road and site access intersection using the 
Ministry͛s design manual guidelines. It should be noted that the MinistrǇ͛s warrants were developed for 
highways with a higher posted speed than Gravel Pit Road, but the warrants were used in the analysis as an 
indication of potential appropriateness of lights to improve visibility at night. 

Intersection delineation lighting was found to be warranted at the Gravel Pit Road and site accesses at full build-
out of the site.  It is recommended that delineation lighting is installed at this intersection.  

Turning Lane Warrants 
At the Highway 46 and Gravel Pit Road intersection there are dedicated left-, through-, and right-turn lanes in 
the eastbound direction and a flared intersection treatment in the westbound direction.  The current length of 
the westbound flare intersection treatment is approximately 115 m in storage and 60 m in taper, for a total 
length of 175 m. 

The intersection treatment warrants outlined by the Ministry of Highways Design Manual was completed for the 
Highway 46 and Gravel Pit Road intersection. The MinistrǇ͛s Standard Plan No͘ ϮϬϲϭϰ indicates that right turn 
lanes are warranted at intersections with industrial access roads. Gravel Pit Road intersection provides access to 
two operational aggregate pits and the future industrial business park, a westbound right turn lane would be 
considered warranted.  

The MinistrǇ͛s Geometric Design Guide Supplement͕ SKS ϵ͘ϭϰ-A (Flared Intersections and Auxiliary Lanes ʹ Right 
Turn Lanes) indicates that right turn lanes may be combined with flared intersection treatments by lengthening 
the parallel auxiliary lane of the flared intersection on the upstream side. 

Standard Plan 20618 describes the geometric characteristics of right turn lanes, which indicates that at a 
100 km/h design speed, and a stop condition on the minor approach, the right turn lane should have a minimum 
of 85 m of storage and 75 m of taper, for a total length of 160 m.  

The existing flare treatment exceeds the total length requirements, and no geometric changes are warranted. 

At the time Highway 46 is widened to a four-lane road, a dedicated westbound right-lane would continue to be 
warranted as the intersection is serving an industrial development.  
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S IT E  AC CE S S  

The Ministry has established access management levels on the rural highǁaǇ sǇstem ranging from ͞R-ϭ͟ to ͞R-
ϱ͘͟ ͞R-ϭ͟ represents the highest level of control and ͞R-ϱ͟ represents the lowest level of control. Highway 46 is 
currentlǇ classified as an ͞R-Ϯ͟ and maǇ increase to an ͞R-ϭ͟ as traffic volumes continue to increase͘ ͞R-Ϯ͟ 
roadways have the following access management criteria: 

x At-grade intersections are allowed only at road allowances at a minimum spacing of 3.2 km and a desirable 
spacing of 8 km.  

x Sections of highǁaǇs established at ͞R-Ϯ͟ access management level can be upgraded to an ͞R-ϭ͟ access 
management level with minor disruptions.  

x Direct access to the main highway is not permitted. All access to the main highway is from a public road 
access via a service road.  

x Generally, it is applied to highways classified as expressways or major arterials. 

The existing control of access plan for Highway 46 was reviewed to determine the access type for Gravel Pit 
Road. The control of access plan identifies temporary and permanent intersections along Highway 46. 
Temporary intersections may be removed in the future as the ultimate highway access management plan is 
implemented and permanent intersections are anticipated to remain either as at-grade intersections or grade 
separated interchanges. The closure of temporary access points can occur at any time, but typically happens 
when capacity is constrained due to traffic volumes or when safety concerns necessitate access modification.  

The Highway 46 and Gravel Pit Road intersection is classified as temporary accesses and the Highway 46 and 
Pilot Butte Access intersection, located 1.6 km east of Gravel Pit Road, is classified as a permanent access. The 
current long-term plan would require a long service road from Pilot Butte Access Road to the proposed industrial 
development at the time the temporary accesses are closed. 

At the site accesses, adequate site distance is particularly important for the entry and exit manoeuvres at 
industrial development accesses. Objects that can affect site distance include utility cabinets and landscaping 
within the right-of-way. It is also desirable to avoid placing driveways on horizontal or vertical curves due to the 
safety concerns that can arise. Driveways that intersect at less than 70 degrees can result in restricted sight-
lines, which can create additional safety concerns and increase collision potential. Based on the site plan 
drawings, the site access intersects the surrounding roadways at 90 degrees. 

It recommended that the sight-lines be kept free of obstructions (i.e. utility cabinets, landscaping) at the time of 
development. 
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NE T W OR K M IT I GAT IO N M E A S URE S  

The highway warrant analysis indicates that a westbound right-turn treatment is warranted at the Highway 46 
and Gravel Pit intersection; however, it does not address the delay of the northbound or southbound 
approaches. The ultimate cross-section for Highway 46 will influence the mitigation measures needed to 
accommodate the proposed site development traffic, such as if Highway 46 has a wide median which allows 
two-stage crossing, or if a narrower, barrier median is used.  The following intersection mitigation measures 
were assessed for the Highway 46 and Gravel Pit Road intersection.  

x Option 1 ʹ Single Lane Roundabout - Roundabouts channel traffic around a central island without traffic 
signals, which reduces driver delay by allowing motorists to yield rather than stop. Roundabouts can also 
serve to carry as much traffic as traffic signals while keeping all intersection legs moving safely. Option 1 is 
illustrated in Figure 7. There is the potential to stage the single lane roundabout to a two-lane roundabout 
at the time Highway 46 is expanded to a four-lane cross-section. 
 

 

F I G U R E  7 :  O P T I O N  1  –  S I N G L E - L A N E  R O U N D A B O U T  
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x Option 2 - Highway 46 Divided Median ʹ This option assumes a wide divided median which will allow 
vehicles to complete the crossing in two-stages. An eastbound left-turn lane and a westbound right-turn 
lane are included. While acceleration lanes were not included in the model for this option, they may be 
needed beyond the 2038 horizon of this study if the average delay for the stop-controlled approach reduces 
to a LOS D or if the median is not wide enough to store a Super B within the median. Option 2 is illustrated 
in Figure 8.  
 

 

F I G U R E  8 :  O P T I O N  2  –  H I G H W A Y  4 6  D I V I D E D  M E D I A N  

x Option 3 ʹ Highway 46 Barrier Median ʹ This option assumes a narrow median is selected for Highway 46 
and vehicles will need to complete the crossing in one-stage. In addition to the westbound right-turn lane, 
this option also assumes a median eastbound acceleration lane and a westbound acceleration lane, which 
provides traffic their own lane to accelerate to highway speeds prior to merging with the mainline traffic. 
Option 3 is illustrated in Figure 9. 
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F I G U R E  9 :  O P T I O N  3  –  H I G H W A Y  4 6  B A R R I E R  M E D I A N  

Option 1 was modelled using SIDRA, an industry standard roundabout software tool. Option 2 was modeled as 
two separate intersections north and south of the median width. This two-stage crossing was modelled in 
SimTraffic and the delay from each intersection was combined to form the total delay. For example, the total 
delay for the southbound left-turn consists of the southbound through delay at the intersection with the 
westbound lanes and the southbound left-turn delay at the intersection with the eastbound lanes.  The delay 
from SimTraffic was also used for Option 3 to provide a consistent comparison between the options.  

The results of the capacity analysis for the various mitigation options are summarized in Table 7 through Table 9.   

T A B L E  7 :  H I G H W A Y  4 6  &  G R A V E L  P I T  R O A D  
O P T I O N  1  –  S I N G L E - L A N E  R O U N D A B O U T  

Peak Hour Measure 
Eastbound  Westbound Northbound  Southbound  

L T R L T R L T R L T R 

AM Peak 
Hour 

LOS A A A B 

Delay (s) 4 4 5 13 

V/C ratio  0.24 0.72 0.01 0.07 

Queue (m) 14 59 1 4 

Overall LOS A (4 s) 

PM Peak Hour 

LOS A A B A 

Delay (s) 3 3 16 7 

V/C ratio  0.67 0.33 0.01 0.07 

Queue (m) 62 17 1 3 

Overall LOS A (3 s) 
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T A B L E  8 :  H I G H W A Y  4 6  &  G R A V E L  P I T  R O A D  
O P T I O N  2  -  H I G H W A Y  4 6  D I V I D E D  M E D I A N  

Peak Hour Measure 
Eastbound  Westbound Northbound  Southbound  

L T R L T R L T R L T R 

AM Peak 
Hour 

LOS C A A A A A C C 
Delay (s) 22 0 0 6 3 2 24 18 

V/C ratio  -- -- -- -- -- -- -- 0.08 

Queue (m) 9 0 0 1 1 1 6 17 

Overall LOS A (6 s) 

PM Peak Hour 

LOS A A A A A A C C 
Delay (s) 5 1 1 9 2 1 15 20 
V/C ratio  -- -- -- -- -- -- 0.01 0.09 

Queue (m) 2 0 0 0 0 0 7 13 

Overall LOS A (4 s) 

T A B L E  9 :  H I G H W A Y  4 6  &  G R A V E L  P I T  R O A D  
O P T I O N  3  –  H I G H W A Y  4 6  B A R R I E R  M E D I A N  

Peak Hour Measure 
Eastbound  Westbound Northbound  Southbound  

L T R L T R L T R L T R 

AM Peak 
Hour 

LOS F A A A A A F F 

Delay (s) 75 2 0 0 3 1 161 352 

V/C ratio  0.16 -- -- -- -- -- 0.06 0.15 

Queue (m) 59 9 0 1 1 1 7 68 

Overall LOS B (13 s) 

PM Peak Hour 

LOS A A A A A A F E 

Delay (s) 9 3 1 0 2 1 171 47 

V/C ratio  0.02 -- -- -- -- -- 0.05 0.20 

Queue (m) 11 1 0 0 0 0 7 22 

Overall LOS A (4 s) 
 

The capacity analysis demonstrates that Option 1 or Option 2 will accommodate the traffic from the proposed 
industrial site. Option 3 results in poor operation (LOS F) of the northbound and southbound approaches.  The 
required solution will ultimately depend on the preferred cross-section for Highway 46.  

An alternative intersection treatment to alleviate the southbound and northbound left-turn delay is the 
Restricted Crossing U-turn (RCUT). An example of an RCUT is illustrated in Figure 11. The RCUT combines a 
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directional median, which allows direct left-turns from Highway 46 but prohibits Gravel Pit Road through and 
left-turning traffic from accessing Highway 46 at the intersection. The RCUT instead requires these movements 
from Gravel Pit Road to use downstream median U-turns.  Gravel Pit Road left-turning and crossing traffic will be 
required to make these maneuvers indirectly by turning right, weaving to the left, making a downstream U-turn, 
and then returning to the intersection to complete their desired maneuver. RCUT intersections are typically used 
during the following conditions: 

x Used in place of an interchange in that the merge control is similar to a freeway corridor but funding for an 
interchange is not available 

x High volumes on the mainline and heavy left-turning volumes from the major street 
x Typically used only for low left-turning volumes or through movements from minor street 

 

F I G U R E  1 0 :  E X A M P L E  R C U T  I N T E R S E C T I O N  C O N F I G U R A T I O N   

CO NC LU S I ON S  &  RE C O M ME NDAT I ONS  

The following conclusions and recommendations are made for the proposed industrial development, based on 
the results of the transportation analysis: 

x The proposed industrial development includes 11.4 ha of light industrial. 
x The proposed development will be accessed via Gravel Pit Road, which will connect to Highway 46. 
x The estimated number of new trips generated at full build-out, includes 88 new trips (77 trips entering and 

11 trips exiting) during the weekday morning peak hour and 47 new trips (7 trips entering and 40 trips 
exiting) during the weekday afternoon peak hour.  

x It is unlikely that any of the trips generated will be multi-use trips within the proposed development as it is 
a single-use site, and the development is not expected to generate any pass-by trips.  
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x The Highway 46 and Gravel Pit Road intersection is expected to operate well overall (LOS A) during the peak 
hours at full build-out of the proposed industrial site. However, the northbound and southbound 
approaches will experience delay (LOS E or lower) during the peak hours with the existing intersection 
geometry. 

x There is a potential for a residential commercial mixed-use site to be developed south of Highway 46 that 
would also use the Gravel Pit Road intersection. This development is anticipated to generate a substantial 
number of trips during the peak hours and will result in significant delay at the Highway 46 and Gravel Pit 
Road intersection. Additional analysis regarding this development is provided in Appendix A. 

x The intersection delineation lighting warrants were completed for the Highway 46 and Gravel Pit Road 
intersection and the site accesses. Intersection delineation lighting was found to be warranted at full build-
out at the three study intersections.  

x The intersection treatment warrant analysis was completed for the Highway 46 and Gravel Pit Road 
intersection. The warrants identified that a westbound right-turn is warranted at the Highway 46 and 
Gravel Pit Road intersection. The MinistrǇ͛s Design Guide indicates that right-turn lanes can be combined 
with a flared intersection treatment. The existing flare treatment exceeds the total length requirements as 
indicated bǇ the MinistrǇ͛s Design Manual, and no geometric changes are warranted. However, at the time 
Highway 46 is widened to a four-lane road, a dedicated westbound right-lane would be warranted and 
should be implemented.  

x The future cross-section of Highway 46 is still being reviewed under a separate study.  The intersection 
modifications will ultimately depend on the preferred cross-section for Highway 46. 

Recommendations 

x Coordinate with the Ministry of Highways to identify the future cross-section and the timing of widening of 
the Highway 46 corridor.  Select a preferred intersection treatment that corresponds with the preferred 
highway cross-section. 

x Implement intersection modifications to accommodate site traffic. 
x Review illumination lighting at the Highway 46 and Gravel Pit Road intersection. If needed, install 

intersection delineation lighting at the Highway 46 and Gravel Pit Road intersection.  
x Install delineation intersection lighting at the Gravel Pit Road and Site Accesses. 
x Sight-lines at all intersections, accesses, driveways should be kept free of obstructions (i.e. utility cabinets, 

landscaping etc.).  

Prepared By: Approved By: 

 

 

Destiny Piper, P.Eng. Nathan Gray, P.Eng., PTOE, PMP 
Transportation Engineer Senior Transportation Engineer 
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DP/xxx 
 

S T AT E ME NT  O F L I MIT AT I ON S  A ND  C ON DIT IO NS  

Limitations  
This report has been prepared for Victoria Square Industry Group Ltd. in accordance with the agreement 
between KGS Group and Victoria Square Industry Group Ltd. ;the ͞Agreement͟Ϳ͘  This report represents KGS 
Group͛s professional judgment and exercising due care consistent with the preparation of similar reports. The 
information, data, recommendations and conclusions in this report are subject to the constraints and limitations 
in the Agreement and the qualifications in this report. This report must be read as a whole, and sections or parts 
should not be read out of context.  

This report is based on information made available to KGS Group by Victoria Square Industry Group Ltd. Unless 
stated otherwise, KGS Group has not verified the accuracy, completeness or validity of such information, makes 
no representation regarding its accuracy and hereby disclaims any liability in connection therewith. KGS Group 
shall not be responsible for conditions/issues it was not authorized or able to investigate or which were beyond 
the scope of its work. The information and conclusions provided in this report apply only as they existed at the 
time of KGS Group͛s work.  

Third Party Use of Report  
Any use a third party makes of this report or any reliance on or decisions made based on it, are the responsibility 
of such third parties. KGS Group accepts no responsibility for damages, if any, suffered by any third party as a 
result of decisions made or actions undertaken based on this report 



 

 

APPENDIX A 
Network Analysis w Bamboo Nation Mixed-use 
Development 
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BAC K GR OU ND  T RA F F IC  

KGS coordinated with WSP Canada Inc., the consultant working on the proposed Bamboo Nation Mixed-use 
development to the south, to coordinate the estimated vehicle trips.  This development is anticipated to be 
substantial in nature, including the following development: 

x 225 single family detached residential units 
x 107 townhomes 
x 40 live / work townhomes 
x 96 apartments 
x Commercial under apartments  - 1,300 sqm 
x Commercial under live/work units ʹ 350 sqm 
x A clubhouse with an area of 2,600 sqm 
x Primary school with kindergarten (350 students) 
x Hotel with 20-30 rooms on top of the clubhouse 
x 1 sports park which will include a soccer field 
x 1 fieldhouse which will include a soccer field 
x 1 hockey arena 

The proposed residential and commercial development is anticipated to add an additional 328 trips (121 trips in, 
207 trips out) during the morning peak hour and 389 trips (227 trips in, 162 trips out) during the afternoon peak 
hour to the Highway 46 and Gravel Pit Road intersection.  

WSP provided the following site-generated trips and pass-by trips for the Bamboo Nation͛s Miǆed-Use 
Development, which are presented in Figure A-1 and Figure A-2, respectively. 
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F I G U R E  A - 1 :  B A M B O O  N A T I O N ’ S  S I T E - G E N E R A T E D  T R I P S  
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F I G U R E  A - 2 :  B A M B O O  N A T I O N ’ S  P A S S - B Y  T R I P S  

 

The 2038 background traffic volumes were estimated based on the 2023 existing traffic volumes, the anticipated 
residential and commercial development traffic provided by WSP, and the MinistrǇ͛s ϭϱ-year growth factor for 
Highway 46 (1.60). The development traffic was assumed to be included within the 15-year growth rate as to 
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avoid over projecting traffic on this corridor. This means there will be fewer through vehicles when compared to 
the previous forecast as they will be turning to go south instead. 

The 2038 estimated peak hour background traffic volumes, with the Bamboo Nations development, are 
illustrated in Figure A-3.  

 

    

F I G U R E  A - 3 :  2 0 3 8  B A C K G R O U N D  P E A K  H O U R  T R A F F I C  V O L U M E S   
( W I T H  B A M B O O  N A T I O N ’ S  T R A F F I C )  

  

AM Peak Hour PM Peak Hour 
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P OS T  DE V E LO P ME NT  T R A F F IC  

The site-generated trips from Figure 5 were added to the 2038 background traffic forecast to obtain the 2038 
total peak hour traffic forecast, illustrated in Figure A-4.  Again, the development traffic was assumed to be 
included within the 15-year growth rate to avoid over projecting traffic on this corridor. This means there will be 
fewer through vehicles when compared to the previous forecast as they will be turning instead. 

 

    

F I G U R E  A - 4 :  2 0 3 8  T O T A L  P E A K  H O U R  T R A F F I C  F O R E C A S T  ( W I T H  
B A M B O O  N A T I O N ’ S  T R A F F I C )  

T RA F FI C  OP E RAT I ONS  

Background Traffic 

The background capacity analysis evaluates the traffic conditions in the area that would occur if just the 
proposed Bamboo Nations Mixed-Use Development proceeded.  The study intersection was analyzed using the 
existing roadway geometry, traffic control, and the 2038 peak hour background traffic volumes. The results of 
the 2038 background traffic conditions operations analysis are summarized in Table A-1.   

The capacity analysis results show that the northbound and southbound approaches will operate poorly with 
significant delays with the existing intersection geometry, and intersection modifications will be needed to 
address the traffic operations.  

  

AM Peak Hour PM Peak Hour 
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T A B L E  A - 1 :  H I G H W A Y  4 6  &  G R A V E L  P I T  R O A D  2 0 3 8  B A C K G R O U N D  
I N T E R S E C T I O N  O P E R A T I O N S  W I T H  B A M O O  N A T I O N S  

Peak 
Hour Measure 

Eastbound  Westbound Northbound  Southbound  

L T R L T R L T R L T R 

AM Peak 
Hour 

LOS  B  -- -- A A -- F D 

Delay (s) 11 -- -- 8 1 -- 125 34 

V/C ratio  0.06 -- -- 0.06 -- -- 1.06 0.16 

Queue (m) 16 -- 1 22 4 4 989 37 
Overall 

LOS C (18 s) 

PM Peak  
Hour 

LOS  A -- -- B A -- F F 

Delay (s) 9 -- -- 12 1 -- 285 52 

V/C ratio  0.01 -- -- 0.14 -- -- 1.42 0.25 

Queue (m) 9 -- 3 103 100 100 1051 105 
Overall 

LOS D (33 s) 

 

Total Traffic 

The total traffic capacity analysis evaluates the traffic conditions in the area if both the New Horizon Business 
Park and the Bamboo Nations Mixed-Use Development proceeded. The capacity analysis results are presented in 
Table A-2.  

The capacity analysis results show that the northbound and southbound approaches will operate poorly with the 
existing intersection geometry and intersection modifications will be needed to address the traffic operations.  

T A B L E  A - 2 :  H I G H W A Y  4 6  &  G R A V E L  P I T  R O A D  2 0 3 8  T O T A L  
I N T E R S E C T I O N  O P E R A T I O N S  W I T H  B A M O O  N A T I O N S  

Peak 
Hour Measure 

Eastbound  Westbound Northbound  Southbound  

L T R L T R L T R L T R 

AM Peak 
Hour 

LOS  B  -- -- A A -- F E 

Delay (s) 11 -- -- 8 1 -- 210 36 

V/C ratio  0.15 -- -- 0.06 -- -- 1.27 0.24 

Queue (m) 15 -- 0 7 1 1 616 26 
Overall 

LOS D (29 s) 

PM Peak  
Hour 

LOS  A -- -- B A -- F F 

Delay (s) 9 -- -- 12 1 -- 354 68 

V/C ratio  0.02 -- -- 0.14 -- -- 1.57 0.58 

Queue (m) 11 -- 3 89 83 83 1044 430 
Overall 

LOS E (39 s) 
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Network Mitigation 

The total traffic volumes were assessed within Option 1 ʹ single lane roundabout and are presented in Table A-3.   

T A B L E  A - 3 :  H I G H W A Y  4 6  &  G R A V E L  P I T  R O A D  
O P T I O N  1  –  S I N G L E - L A N E  R O U N D A B O U T  

Peak Hour Measure 
Eastbound  Westbound Northbound  Southbound  

L T R L T R L T R L T R 

AM Peak 
Hour 

LOS A A A B 

Delay (s) 5 10 9 17 

V/C ratio  0.28 0.85 0.19 0.13 

Queue (m) 15 117 8 8 

Overall LOS A (8 s) 

PM Peak Hour 

LOS A A B A 

Delay (s) 4 5 14 8 

V/C ratio  0.77 0.39 0.33 0.08 

Queue (m) 73 24 18 4 

Overall LOS A (5 s) 

 

The total traffic volumes were assessed within Option 2 ʹ Highway 46 Divided Median and are presented in 
Table A-4. This option also included a westbound median acceleration lane to accommodate the northbound 
left-turn traffic volumes.  

T A B L E  A - 4 :  H I G H W A Y  4 6  &  G R A V E L  P I T  R O A D  
O P T I O N  2  -  H I G H W A Y  4 6  D I V I D E D  M E D I A N  

Peak Hour Measure 
Eastbound  Westbound Northbound  Southbound  

L T R L T R L T R L T R 

AM Peak 
Hour 

LOS D A A A A A D E 
Delay (s) 32 0 0 7 5 2 31 43 

V/C ratio  -- -- -- -- -- -- 0.25 0.08 

Queue (m) 10 1 1 4 5 1.5 21 22 

Overall LOS C (16 s) 

PM Peak Hour 

LOS A A A B A A C C 
Delay (s) 8 2 2 11 4 1 20 23 
V/C ratio  -- -- -- -- -- -- 0.41 0.09 

Queue (m) 1 2 2 2 4 1 17 13 

Overall LOS A (8 s) 
 

Option 1 ʹ single lane roundabout provides better traffic operations than the Highway 46 divided median option. 
The single-lane roundabout can also be staged to a two-lane roundabout depending on the time of widening 
Highway 46.  
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APPENDIX M – UTILITIES PLAN 
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APPENDIX N – WATER RIGHTS LICENCE AND APPROVAL TO OPERATE 
  



RG-110 Page 1 of 2 
  Revised 27/04/2015 

           File:  E3/5074 
 
 
 

WATER RIGHTS LICENCE 
TO USE GROUND WATER 

 
 
Licence No. E3/5074 issued on March 27, 2024 

 
 

NEW HORIZON PARK INC.  of  EMERALD PARK, SASKATCHEWAN 
 
 

hereinafter called the licensee, is granted the right to use water in accordance with this Licence subject 
to the conditions and restrictions contained in The Water Security Agency Act and the regulations under 
that Act, each as amended or replaced from time to time. 
 
Annual Quantity of 
Water Allocated:   3.25 cubic decametres (3,250 cubic metres) 
 
Well Name/Number: PW1-2014 
 
Point of Diversion: SE 06-18-18 W2 (Condo Plan 102285378) 
  
Point of Delivery: SE 06-18-18 W2 (Condo Plan 102285378) 
 
Purpose:   Municipal (Commercial Facility) 
 
Expiration Date:   March 30, 2029 
 
 
This Licence does not negate the licensee’s responsibility to comply with the requirements of any other 
relevant municipal, provincial and/or federal legislation. 
 
This Licence issued and recorded at Moose Jaw, Saskatchewan is subject to the conditions listed on the 
following page(s). 
 
 
 
 

      
               for Water Security Agency 



RG-110 Page 2 of 2 
  Revised 27/04/2015 

Conditions (E3/5074) 
 
General Conditions 
 

1. This Licence is subject to cancellation, amendment or suspension on written notice pursuant to 
Section 53 of The Water Security Agency Act and the regulations under that Act. 

 
2. In the event that the Water Security Agency determines that the effects of the project deviate 

significantly from those predicted in the studies which were the basis of the grant of the original or 
amended licence, the Water Security Agency may cancel this Licence. 

 
3. This Licence does not guarantee that water will be available at all times during the currency of this 

licence.  The Water Security Agency reserves the right to restrict the use of water under this Licence 
due to shortage or pressing necessity. 

 
4. This Licence does not run with land tenure and automatically terminates on the date of disposition of 

the subject lands at the point of delivery.  Any person who assumes ownership of or a legal interest 
in the lands at the point of delivery must file a new application for Water Rights Licence with the 
Water Security Agency.  Upon acceptance of the application, a new Water Rights Licence may be 
issued. 

 
5. The licensee shall pay such fees, levies, rates or charges as may be fixed from time to time by the 

Water Security Agency under the authority of The Water Security Agency Act for the privilege or 
authority granted by this licence. 

 
6. No change in the purpose of the project, rate of diversion and/or annual quantity of water shall be 

made without prior authorization being obtained under The Water Security Agency Act. 
 
 
Special Conditions 
 
1. Water allocated under this licence will be delivered by water supply works owned by the licensee 

under the Approval to Operate for E3/5074.  This Licence will automatically expire if the licensee 
does not maintain a valid Approval to Operate Works for such ground water supply works. 
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March 27, 2024        306.694.3433 
 
 
 
New Horizon Park Inc.        File: E3/5074 
Box 558 
PILOT BUTTE SK  S0G 3Z0     

 
      

Attention: Allen Kilback, CEO 
 
Re: Renewed Water Rights Licence & Amended Approval to Operate Works 
 
Enclosed is New Horizon Park Inc.’s amended Water Rights Licence to Use Ground Water (WRL) for 
the water supply well PW1-2014 and its associated non-potable water supply works at SE 06-18-18 
W2 (Condo Plan 102285378).   
 
The WRL grants New Horizon Park Inc.  the right to use up to 3.25 cubic decametres (3,250 cubic 
metres or approximately 650,000 Imperial gallons) of groundwater annually from PW1-2014 as a 
non-potable municipal water supply to the buildings as shown on the Meridian Surveys Drawing 
RE213285-OVERALL-PLAN-21-22-R0 linked to the Approval to Operate Works (ATO) issued in April 
2023. 
 
The WRL has a five year term, expiring March 30, 2029. The Water Security Agency (WSA) can 
renew a WRL prior to its expiry provided the water use and water level data on file supports 
reissuance, and the licensee has adhered to the conditions of the WRL and ATO. WSA strongly 
recommends that you contact our office within 90 days of the expiry to confirm what information 
we may require to renew the WRL. 
 
The Approval to Operate Works (ATO) for the well and its respective raw water supply pipeline does 
not expire and remains valid provided the works are consistent with what is noted on the ATO, and 
the proponent is adhering to the General and Special Conditions of the ATO. New Horizon Park Inc. 
is responsible for adhering to the General and Special Conditions on the reverse side of the WRL & 
ATO. 
 
 
 
 
 
.../2 
 



 
 
New Horizon Park Inc.  
Page 2 
March 27, 2024            
 
 
If you have any questions, I can be reached at 306.694.3433 or jayson.ford@wsask.ca. 
 
 
Yours sincerely, 
 
WATER SECURITY AGENCY 

 
Jayson Ford, Senior Tech. 
Water & Wastewater 
Science & Licensing Division 
 
 
Enclosure

mailto:jayson.ford@wsask.ca
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APPENDIX O – SEWAGE HAULER 



To Whom it May Concern:  

Re: Septic waste removal from the proposed development by New Horizon Group of 
Companies  

I have been contacted by New Horizon Group of Companies, with respect to the removal of 
septic waste from the proposed development located at land location SE¼ Sec 6, TWP 18, 
RGE 18, W2 Mer, within the R.M. of Edenwold. Please be advised that this type of service 
falls within our scope of work. We presently service this development and the proposed 
increases fall within our capabilities. 

A venture of this size could easily be accommodated by AAA Sewer Service is on the 
Water Security Agency's list of approved haulers and has permits for the disposal of this 
material at the Kronau, Balgonie, and the City of Regina disposal systems. Other waste 
products (wash pits and sumps) from businesses in this area can be disposed of through 
Newalta or Travita?ϟϙ�ēĖŜϙıĖĲĖıĖƏôŜϙÍĲƅϙŕĺŜŜĖæīôϙôƯôèťŜϙťēÍťϙèĺŪīîϙŕĺŜŜĖæīƅϙÍŘĖŜôϙſĖťēϙ
respect to the environment.  

This letter is being forwarded to you via New Horizon Group of Companies. Should you 
require any further information I may be contacted directly at kellykreutzer@sasktel.net or 
call Kelly at 1-306-552-8561 

mailto:kellykreutzer@sasktel.net



