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Public Agenda
Regina Planning Commission
Wednesday, November 3, 2021
Approval of Public Agenda
Adoption of Minutes
Minutes of the meeting held on October 4, 2021.
Tabled and Supplemental Reports
RPC21-63 Supplemental Report - Zoning Bylaw Amendment - All Properties Zoned as DCDCBM – Chuka Boulevard Mixed Direct Control District Zone - PL202100105
Recommendation
That Regina Planning Commission:
Attach this supplemental report, including the Retail Impact Study Findings
Summary prepared by Kieron Hunt, Planning Studio Lead dated October 18,
2021 (Appendix A), to report RPC21-54 Zoning Bylaw Amendment - All
Properties Zoned as DCD-CBM – Chuka Boulevard Mixed Direct Control
District Zone - PL202100105, as Appendix C, for City Council’s information.
RPC21-54 Zoning Bylaw Amendment - All Properties Zoned as DCD-CBM – Chuka Boulevard
Mixed Direct Control District Zone - PL202100105 (Tabled September 8, 2021)
Recommendation
Regina Planning Commission recommends that City Council:
1.

Approve the proposed text amendments to the DCD-CBM Chuka
Boulevard Mixed Direct Control District in The Regina Zoning Bylaw, 2019,
as detailed in Appendix A-3, to allow for:
a. A “Drive-Through” as a discretionary use;
b. Standalone commercial development along the Chuka Boulevard
interface; and
c. Other housekeeping amendments as described in Appendix A-3.
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2.

Instruct the City Solicitor to prepare the necessary bylaw(s) to give effect
to the recommendations, to be brought forward to a meeting of City
Council following approval of the recommendations and the required
public notice.

3.

Approve these recommendations at its meeting on September 15, 2021.

RPC21-64 Supplemental Report - School Divisions Feedback on Cannabis Zoning
Recommendation
That Regina Planning Commission:
1. During consideration of report RPC21-60 Cannabis Retail Zoning
Amendments, replace Appendix A to the report with the attached
amended Appendix A that maintains the separation distance of 182.88
metres from proposed cannabis retail to existing schools and adjoining
parks associated with schools.
2. Attach this supplemental report, including its associated appendices, to
report RPC21-60, as Appendix D, for City Council’s information.
RPC21-60 Cannabis Retail Zoning Amendments (Tabled October 5, 2021)
Recommendation
Regina Planning Commission recommends that City Council:
1. Approve the proposed amendments to The Regina Zoning Bylaw, 201919 as outlined in Appendix A of this report and which will result in reducing
the restrictions applicable to cannabis retail developments within the city.
2. Instruct the City Solicitor to prepare the necessary bylaw to give effect to
the recommendations, to be brought forward to the meeting of City
Council following approval of the recommendations by Council and the
required public notice.
3. Remove items CR18-49 and RPC20-24 from the Outstanding Items list.
4. Approve these recommendations at its meeting on October 13, 2021.

4
OFFICE OF THE CITY CLERK

Administration Reports
RPC21-65 Discretionary Use Application - 5000 E Green Brooks Way - PL202100144
Recommendation
Regina Planning Commission recommends that City Council:
1. Approve the discretionary use application for the proposed development
of “Building, Planned Group” and “Planned Group” located at 5000 E
Green Brooks Way in the Greens on Gardiner Subdivision, subject to
compliance with the following development standards and conditions:
a) The development shall be generally consistent with the plans attached
to this report as Appendix A-3.1 and A-3.4, prepared by Newrock
Developments Inc. and dated January 26, 2021.
b) Except as otherwise specified in this approval, the development shall
comply with all applicable standards and regulations in The Regina
Zoning Bylaw, 2019.
2. Authorize the Development Officer to issue a development permit with
respect to the application, upon the applicant making payment of any
applicable fees or charges and entering into a development agreement if
one is required.
3. Approve these recommendations at its meeting on November 10, 2021,
following the required public notice.

RPC21-66 OCP/Concept Plan and Zoning Bylaw Amendments - 201 Fleet Street - PL202100153
& PL202100156
Recommendation
Regina Planning Commission recommends that City Council:
1.

Approve amendments to the Fleet Street Business Park Secondary
Plan, being Part B.9 of Design Regina: The Official Community Plan
Bylaw No. 2013-48, as outlined in Appendix A-2.

2.

Approve the amended Fleet Street Business Park Phase 1 Concept
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Plan, as shown in Appendix A-4.

Adjournment

3.

Approve the application to rezone the proposed parcel MU1, located at
201 Fleet Street and being a portion of existing Parcel Y, Plan AC6035,
Ext 0 and of existing Parcel X, Plan AC6035, Ext 1, as shown in
Appendix A-1, from UH – Urban Holding Zone to PS – Public Service
Zone.

4.

Direct the City Solicitor to prepare the necessary bylaw(s) to give effect
to the recommendations, to be brought forward to the meeting of City
Council following approval of these recommendations and the required
public notice.

5.

Approve these recommendations at its meeting on November 10, 2021.

AT REGINA, SASKATCHEWAN, WEDNESDAY, OCTOBER 6, 2021
AT A MEETING OF REGINA PLANNING COMMISSION
HELD IN PUBLIC SESSION
AT 4:00 PM
These are considered a draft rendering of the official minutes. Official minutes can be
obtained through the Office of the City Clerk once approved.
Present:

Councillor John Findura, in the Chair
Councillor Terina Shaw (Videoconference)
Councillor Shanon Zachidniak
John Aston (Videoconference)
Frank Bojkovsky (Videoconference)
Adrienne Hagen (Videoconference)
Cheri Moreau (Videoconference)
Tak Pham (Videoconference)
Kathleen Wilson (Videoconference)
Celeste York (Videoconference)

Regrets:

Biplob Das

Also in
Council Officer, Elaine Gohlke
Attendance: Legal Counsel, Cheryl Willoughby (Videoconference)
Executive Director, City Planning & Community Development,
Diana Hawryluk
Director, Planning & Development Services, Autumn Dawson
Director, Water, Waste & Environment, Kurtis Doney (Videoconference)
Manager, Social & Cultural Development, Emmaline Hill (Videoconference)
Senior City Planner, Michael Cotcher (Videoconference)
(The meeting commenced in the absence of Adrienne Hagen and Cheri Moreau.)
APPROVAL OF PUBLIC AGENDA
Councillor Shanon Zachidniak moved, AND IT WAS RESOLVED, that the agenda for this
meeting be approved, as submitted, and that the delegations be heard in the order they
are called forward by the Chairperson.
ADOPTION OF MINUTES
Councillor Shanon Zachidniak moved, AND IT WAS RESOLVED, that the minutes for the
meeting held on September 8, 2021 be adopted, as circulated.
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ADMINISTRATION REPORTS
RPC21-57 Discretionary Use Application - Part of 3000 Woodland Grove Drive - PL202100123
Recommendation
Regina Planning Commission recommends that City Council:
1. Approve the discretionary use application for the proposed development
of “Building, Planned Group” and “Planned Group” located at the
intersection of Buckingham Drive and Green Brooks Road, being part of
SW 14-17-19-2 Ext in the Towns Subdivision, subject to compliance with
the following development standards and conditions:
a) The development shall be generally consistent with the plans attached
to this report as Appendix A-3.1 and A-3.5, prepared by KRN
Residential Design, dated June 21, 2021.
b) The development permit to be issued upon the servicing agreement
being executed and associated subdivision application being
approved.
c) Except as otherwise specified in this approval, the development shall
comply with all applicable standards and regulations in The Regina
Zoning Bylaw, 2019.
2. Authorize the Development Officer to issue a development permit with
respect to the application, upon the Applicant making payment of any
applicable fees or charges and entering into a development agreement if
one is required.
3. Approve these recommendations at its meeting on October 13, 2021,
following the required public notice.
Reg Hamilton, Argyle Developments, Regina, and Kara Olson, KRN Residential Design, Regina,
addressed the Commission.
Councillor Shanon Zachidniak moved that the recommendation contained in the report be
concurred in.
The Clerk called the vote on the motion.
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In Favour Against
Councillor Shanon Zachidniak
John Aston
Frank Bojkovsky
Tak Pham
Kathleen Wilson
Celeste York
Councillor Terina Shaw
Councillor John Findura
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The motion was put and declared CARRIED.
RPC21-58 Discretionary Use and Zoning Bylaw Amendment - 2201 1st Avenue - PL202100134
and Pl202100135
Recommendation
Regina Planning Commission recommends that City Council:
1.

Approve an amendment to The Regina Zoning Bylaw, 2019 to add
“Industry, Heavy” as a discretionary land use in the IL-Industrial Light
Zone, subject to the use being contained within a building (indoor).

2.

Approve the discretionary use application for the proposed
development of “Industry, Heavy” and “Storage, Hazardous Material”
located at 2201 1st Avenue (suite location: 674 Cornwall Street), being
Plan: 90R51768 Block: B in the Industrial Park Subdivision, subject to
compliance with the following development standards and conditions:
a) The approved use (storage and processing of lithium batteries)
shall be confined within a total area of 1057 square meters as
shown in Appendix A-3 and shall be entirely contained indoors
within the existing building;
b) Prior to occupancy, the applicant shall submit to the City an
Emergency Response Plan, satisfactory to the City, for the
handling of hazardous materials. The development shall be carried
out and continue to be operated in accordance with said Plan;
c) Approval from the Ministry of Environment, if applicable, shall be
submitted prior to issuance of development permit; and
d) Except as otherwise specified in this approval, the development
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shall comply with all applicable standards and regulations in The
Regina Zoning Bylaw, 2019.
3.

Instruct the City Solicitor to prepare the necessary bylaw(s) to give
effect to the recommendations, to be brought forward to the meeting of
City Council following the required public notice.

4.

Subject to adoption of the bylaw contemplated in Recommendation 3,
authorize the Development Officer to issue a development permit with
respect to the application, upon the Applicant making payment of any
applicable fees or charges and entering into a development agreement
if one is required.

5.

Approve these recommendations at its meeting on October 13, 2021.

Paul Hudon, representing LyteHorse Labs, Regina, addressed the Commission.
Councillor Shanon Zachidniak moved that the recommendation contained in the report be
concurred in.
The Clerk called the vote on the motion.
In Favour Against
Councillor Shanon Zachidniak
John Aston
Frank Bojkovsky
Tak Pham
Kathleen Wilson
Celeste York
Councillor Terina Shaw
Councillor John Findura
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The motion was put and declared CARRIED.
RPC21-59 Official Community Plan Amendment - Harbour Landing West - PL201900072
Recommendation
1. Deny the applications by Dream Development, relating to their properties
located at NE 3-Twp17-Rge20-W2M and a portion of SE 3-Twp17-Rge20W2M, to:
a) Amend Design Regina: The Official Community Plan Bylaw No 201348 by removing these properties from the Special Study Area and
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redesignating them as Phase One land.
b) Obtain concept plan and rezoning approval.
2. Approve amendments to Design Regina: The Official Community Plan
Bylaw No 2013-48, as described in Appendix C of this report, to:
a) Facilitate the development of a school site.
b) Update the policy section respecting Special Study Area requirements.
3. Instruct the City Solicitor to prepare the necessary bylaw(s) to give effect
to the recommendations, to be brought forward to the meeting of City
Council following the required public notice.
4. Approve these recommendations at its meeting on October 13, 2021.
The following addressed the Commission:
-

Bob Linner, representing Long Lake Investments Inc., Regina;
Kevin Filteau, representing the Ministry of Education, and Delaine Clyne, representing
Regina Public Schools, Regina;

(Cheri Moreau joined the meeting.)
-

Sean Chase, Vicky Bonnell and Doug Sears, representing Regina Catholic School
Division, Regina;
Chad Jedlic and Blair Forster, representing Forster Harvard Development Corp.,
Regina;

(Adrienne Hagen joined the meeting during the Forster Harvard Development Corp.
presentation.)
-

Louise Mohr, Long Lake, and Carmelle Beaudry, Regina, representing Beaucorp
Ventures Limited;
Nathan Petherick, representing B & A Planning Group, Calgary, and Jacob Froh,
representing Associated Engineering, Regina; and
Evan Hunchak and Jason Carlston, representing Dream Development, Regina.

Celeste York moved that the recommendation contained in the report be concurred in.
The Clerk called the vote on the motion.
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In Favour Against
Celeste York
Kathleen Wilson
John Aston
Frank Bojkovsky
Adrienne Hagen
Cheri Moreau
Tak Pham
Councillor Terina Shaw
Councillor Shanon Zachidniak
Councillor John Findura
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The motion was put and declared CARRIED.
(Cheri Moreau left the meeting.)
RPC21-60 Cannabis Retail Zoning Amendments
Recommendation
Regina Planning Commission recommends that City Council:
1. Approve the proposed amendments to The Regina Zoning Bylaw, 201919 as outlined in Appendix A of this report and which will result in reducing
the restrictions applicable to cannabis retail developments within the city.
2. Instruct the City Solicitor to prepare the necessary bylaw to give effect to
the recommendations, to be brought forward to the meeting of City
Council following approval of the recommendations by Council and the
required public notice.
3. Remove items CR18-49 and RPC20-24 from the Outstanding Items list.
4. Approve these recommendations at its meeting on October 13, 2021.
The following addressed the Commission:
-

Delaine Clyne, representing Regina Public Schools, Regina; and
Kerri Michell, John Thomas and Jason Drummond, representing Farmer Jane Cannabis
Co., Regina.

(John Aston left the meeting.)
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RECESS

Pursuant to the provisions of Section 34 (13.1) of City Council's Procedure Bylaw No. 9004,
Councillor Findura called for a 20 minute recess.
Regina Planning Commission recessed at 6:15 p.m.

Regina Planning Commission reconvened at 6:40 p.m.
Councillor Shanon Zachidniak moved that the recommendation contained in the report be
concurred in.
Councillor Shanon Zachidniak moved that this report be tabled to the November 3
meeting to allow for Administration to consult with Regina Public Schools and provide
the results of the consultation in a supplemental report to the Commission.
The Clerk called the vote on the motion.
In Favour Against
Councillor Shanon Zachidniak
Frank Bojkovsky
Adrienne Hagen
Tak Pham
Celeste York
Kathleen Wilson
Councillor Terina Shaw
Councillor John Findura
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The motion was put and declared CARRIED.
RPC21-61 Zoning Bylaw Amendments – Various School Sites - PL202100078, PL202100079,
PL202100080, PL202100081, PL202100082, PL202100083
Recommendation
Regina Planning Commission recommends that City Council:
1.

Approve and authorize the transactions necessary to complete the
transfer of 4.017 hectares of land from the City of Regina to the Board
of Education of the Regina School Division No. 4 to satisfy the
outstanding obligations and conditions of the Central Lands
Agreement between the City of Regina and the Board of Education of
the Regina School Division No. 4 of Saskatchewan dated May 14, 1987
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and, in particular, to authorize the transactions necessary to complete
the transfer of the proposed lands as directed in accordance with City
Council report CR20-56;
Dieppe School Site (0.099 hectares):
a. authorize the transfer of a portion of the park lands located at 1010
McCarthy Boulevard, being part of Parcel XX, Plan No. 101882910
Ext 1 (in Dieppe Place), identified by the areas shaded with black
dots on Appendix A-1.1, to the Board of Education of the Regina
School Division No. 4 of Saskatchewan;
b. approve the application to rezone a portion of the lands located at
1010 McCarthy Boulevard, being part of Parcel XX, Plan No.
101882910 Ext 1 (in Dieppe Place), identified by the areas shaded
with black dots on Appendix A-1.1, from PS – Public Service Zone
to I – Institutional Zone;
c. approve the application to rezone a portion of the lands located at
145 Dorothy Street, being part of Parcel E, Plan No. 63R33089 (in
Dieppe Place), identified by the area shaded with black crosshatching on Appendix A-1.1, from PS – Public Service Zone to I –
Institutional Zone;
Glen Elm School Site (0.53 hectares):

d. authorize the transfer of a portion of the park lands located at 1601
Bond Street, being part of Lot 14, Block 1, Plan No. 60R01732 Ext 0
(in Glen Elm Park), identified by the area outlined in red on Appendix
A-2.1, to the Board of Education of the Regina School Division No. 4
of Saskatchewan;
e. approve the application to close a portion of the Regent Street rightof-way, identified by the area shaded with black dots on Appendix A2.1 and transfer said lands to the Board of Education of the Regina
School Division No. 4 of Saskatchewan.
Grant Road School Site (0.181 hectares):

f.

authorize the transfer of a portion of the municipal reserve lands
located at 2606 Grant Road, being part of Block MR15, Plan No.
101356893 Ext 0 (in Whitmore Park), as identified by the area
outlined in red on Appendix A-3.1 to the Board of Education of the
Regina School Division No. 4;

g. approve the application to rezone a portion of the lands located at
2606 Grant Road, being part of Block MR15, Plan No. 101356893 Ext
0 (in Whitmore Park), as identified by the area outlined in red on
Appendix A-3.1 from PS – Public Service Zone to I – Institutional
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Zone.
Jack MacKenzie School Site (1.04 hectares):

h. authorize the transfer of a portion of the municipal reserve lands
located at 3860 E Buckingham Drive, being part of Parcel MR9, Plan
No. 99RA19122 Ext 2 (in Windsor Park), as identified by the area
outlined in red on Appendix A-4.1 to the Board of Education of the
Regina School Division No. 4;
Rosemont School Site (0.814 hectares):

i.

authorize the transfer of the park lands located at 5310 4th Avenue,
being Lot 30, Block 18, Plan No. FN41 Ext 0 (in Rosemont North), as
identified by the area outlined in red on Appendix A-5.1 to the Board
of Education of the Regina School Division No. 4;

j.

approve the application to rezone the lands located at 5310 4th
Avenue, being Lot 30, Block 18, Plan No. FN41 Ext 0 (in Rosemont
North), as identified by the area outlined in red on Appendix A-5.1,
from PS – Public Service Zone to I – Institutional Zone;

WF Ready School Site (1.353 hectares):

k. authorize the transfer of a portion of the public reserve lands located
at 3043 E Arens Road, being part of Parcel R2, Plan No. 84R14416
Ext 1 (in Wood Meadows), as identified by the area shaded by black
dots on Appendix A-6.1, to the Board of Education of the Regina
School Division No. 4; and
l.

approve the application to rezone a portion of the lands located at
3043 E Arens Road, being Parcel R2, Plan No. 84R14416 Ext 1 (in
Wood Meadows), as identified by the area shaded by black dots on
Appendix A-6.1, from PS – Public Service Zone to I – Institutional
Zone.

2.

Instruct the City Solicitor to prepare the necessary bylaw(s) required to
give effect to the recommendations, to be brought forward to the meeting
of City Council following approval of the recommendations by City Council
and the required public notice.

3.

Approve these recommendations at its meeting on October 13, 2021,
following the required public notice.

Delaine Clyne, representing Regina Public Schools, Regina, addressed the Commission.
Adrienne Hagen moved that the recommendation contained in the report be concurred in.
The Clerk called the vote on the motion.
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In Favour Against









Adrienne Hagen
Tak Pham
Celeste York
Kathleen Wilson
Frank Bojkovsky
Councillor Terina Shaw
Councillor Shanon Zachidniak
Councillor John Findura

8

0

The motion was put and declared CARRIED.
TABLED AND SUPPLEMENTAL REPORTS
RPC21-62 Supplemental Report - RPC 21-53 Heritage Demolition- 1863 Cornwall Street
Recommendation
That Regina Planning Commission:
Attach this supplemental report, including its associated appendices, to report
RPC21-53 Heritage Demolition - 1863 Cornwall Street, as Appendix K, for
City Council’s information.
Adrienne Hagen moved that the recommendation contained in the report be concurred in.
The Clerk called the vote on the motion.
In Favour Against
Adrienne Hagen
Tak Pham
Celeste York
Kathleen Wilson
Frank Bojkovsky
Councillor Terina Shaw
Councillor Shanon Zachidniak
Councillor John Findura









8

The motion was put and declared CARRIED.
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RPC21-53 Heritage Demolition- 1863 Cornwall Street (Tabled September 8, 2021)
Recommendation
Regina Planning Commission recommends that City Council:
1. Retain the site at 1863 Cornwall Street as a designated property within
the boundaries of the Victoria Park Municipal Heritage Conservation
District
2. Approve the demolition of the Burns Hanley Building subject to the
property owner submitting an interim plan for the site that is safe, secure,
aesthetically appropriate, and reflective of the heritage significance of the
site; and that any permanent development at the site adhere to the
Guidelines for the Victoria Park Heritage Conservation District.
3. Remove 1863 Cornwall Street from the City’s Heritage Inventory.
4. Approve these recommendations at its meeting on September 15, 2021.
The following addressed the Commission:




Kelsey Longmoore, Regina;
Jackie Schmidt, representing Heritage Regina, Regina; and
Rosanne Hill Blaisdell, calling from Winnipeg, and Terri Klyne, Regina, representing
Harvard Development.

Adrienne Hagen moved that the recommendation contained in the report be concurred in.
Adrienne Hagen withdrew her motion of concurrence.
Councillor Terina Shaw moved that City Council:
1. Deny the demolition application for 1863 Cornwall Street and direct the property
owner to undertake necessary repairs and other measures to stabilize the building
and preserve the façade at minimum.
2. Approve this recommendation at the meeting of City Council following the required
public notice.
The Clerk called the vote on the motion.
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In Favour Against
Councillor Shanon Zachidniak
Frank Bojkovsky
Adrienne Hagen
Tak Pham
Celeste York
Kathleen Wilson
Councillor Terina Shaw
Councillor John Findura









8

0

The motion was put and declared CARRIED.
ADJOURNMENT
Councillor Shanon Zachidniak moved, AND IT WAS RESOLVED, that the meeting adjourn.
The meeting adjourned at 8:43 p.m.

__________________________
Chairperson

__________________________
Secretary

Supplemental Report - Zoning Bylaw Amendment - All Properties Zoned as
DCD-CBM – Chuka Boulevard Mixed Direct Control District Zone PL202100105
Date

November 3, 2021

To

Regina Planning Commission

From

City Planning & Community Development

Service Area

Planning & Development Services

Item No.

RPC21-63

RECOMMENDATION
That Regina Planning Commission:
1. Attach this supplemental report, including the Retail Impact Study Findings Summary prepared
by Kieron Hunt, Planning Studio Lead dated October 18, 2021 (Appendix A), to report RPC21-54
Zoning Bylaw Amendment - All Properties Zoned as DCD-CBM – Chuka Boulevard Mixed Direct
Control District Zone - PL202100105, as Appendix C, for City Council’s information.
ISSUE
Regina Planning Commission, at its September 8, 2021 meeting, considered report RPC21-54
Zoning Bylaw Amendment - All Properties Zoned as DCD-CBM – Chuka Boulevard Mixed Direct
Control District Zone - PL202100105. Before making its recommendation to City Council, Regina
Planning Commission requested the following additional information for consideration of the
proposed development:
“that this report be tabled to a meeting of Regina Planning Commission, by the end of Q 4 of
2021, for Administration to provide a supplemental report that includes an updated retail impact
assessment provided by the applicant.”

Page 1 of 3

RPC21-63

-2-

IMPACTS
None with respect to this report.
OTHER OPTIONS
None with respect to this report.
COMMUNICATIONS
Interested parties were informed that report RPC21-54 Zoning Bylaw Amendment - All Properties
Zoned as DCD-CBM – Chuka Boulevard Mixed Direct Control District Zone - PL202100105, along
with this supplemental information, are to be considered at the November 3, 2021 meeting of Regina
Planning Commission.
DISCUSSION
Administration worked with the applicant to follow up to the request by Regina Planning Commission
to address the questions and concerns raised. The Southeast Regina Neighbourhood Plan (SENP)
was supported by a retail impact study (2015), which lead to the planned distribution of commercial
land in the area. Although the Greens on Gardener is not part of the SENP, the commercial
developments are part of the commercial trade area, so the analysis of the retail impact study would
apply. Furthermore, the 2015 retail impact study is not a public document, so it was not possible to
provide the study in full to the applicant. However, a summary of the conclusions was provided to
the applicant for evaluation and commentary.
The applicant prepared the attached analysis in response to the RPC motion. Administration
reviewed the Retail Impact Study Findings Summary prepared for the proposed Zoning Bylaw
amendment application PL202100105. The report mainly focused on the following:
1. Determining if stand-alone commercial would have a greater or different impact on the retail
market.
2. Review of the 2015 Southeast Sector Neighbourhood Plan retail study for higher-level comment
on updates (developed and planned areas, trend shifting in the commercial market).
3. The ability for the local market, including the subject property and Acre 21, to support
commercial-only buildings (rather than mixed-use), and drive-thru restaurants.
The summary report supports Administration’s initial recommendations, to approve the proposed
bylaw changes including allowing for commercial-only buildings with residential behind, as opposed
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to only allowing commercial establishments in mixed use buildings, and to allow for drive-through
restaurants on the sites as a discretionary use.
The summary report establishes that:


There is no potential increase of commercial area that can be developed within the current
zoning regulation as compared to the proposed amendment.



The demand for commercial space has not changed since 2015, but the types of retail formats
and leaseability of vertical mixed use has changed.



The local market would support commercial-only buildings and/or drive-throughs in a welldesigned horizontal mixed-use market.

DECISION HISTORY
Regina Planning Commission, at its September 8, 2021, meeting, requested additional market
analysis report before making a recommendation to City Council on report RPC21-54 Zoning Bylaw
Amendment - All Properties Zoned as DCD-CBM – Chuka Boulevard Mixed Direct Control District
Zone - PL202100105.

Respectfully Submitted,

Respectfully Submitted,

Prepared by: Binod Poudyal, City Planner II
ATTACHMENTS
Appendix A (Retail Impact Study Findings Summary)
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Appendix A

Di Stasi Real Estate Ltd.
1869 Cameron Street
Regina, SK
S4T 2T9

October 18, 2021

And
102049625 Saskatchewan Ltd.
3913 Red Lily Bay
Regina, SK
S4V 1S3
c/o Kaitlyn Brown, Kinetic Project Management.
306-541-3117
kbrown@kineticpm.ca
Dear Kaitlyn
Re : Re t a il I m p a c t As s e s sm e n t F in d in g s Su m m ar y
Further to our conversations and correspondence, please find enclosed our Retail Impact Assessment Findings
Summary. In this summary, we have attempted to provide an objective review of the project study area,
guiding policy framework, local and regional retail market indicators and retail trends for consideration in
response to your Zoning Bylaw Amendment application.
We are open to discuss the findings and recommendations presented herein.
Respectfully submitted
Sincerely,

Kieron Hunt
Planning Studio Lead, FBM
604.314.3780

RET AI L IM PACT ST UDY F I NDI NGS SUM M ARY
1)

INTRODUCTION

FBM was retained by Kinetic Project Management on behalf of 102049625 Saskatchewan Ltd. And Di Stasi
Real Estate Ltd. to provide an objective and independent Retail Impact Study Findings Summary in response to
a Zoning Bylaw Amendment for lands located in southeast Regina along Chuka Boulevard and falling within
land currently zoned Chuka Boulevard Mixed Direct Control District Zone (DCD-CBM). The properties subject
to this Zoning Bylaw Amendment include 3850 E Green Falls Drive, 4401 and 4501 E Green Falls Drive, and
3850 E Green Apple Drive (hereafter referred to as “Subject Properties”).
FBM’s Planning Studio Lead Kieron Hunt has 20 years of retail market analysis and planning experience and
has been involved in a number of projects throughout Regina over the past 15 years and therefore has a firm
understanding of Regina’s retail landscape, and past and present growth dynamics. Kieron’s Regina retail
portfolio includes such projects as Grasslands, Hawkstone, Capital Crossing, Westerra, Aurora and Tower
Crossing. Additionally, Kieron has worked on retail impact analyses and market studies in Saskatoon. All of
these studies provide a level of expertise and knowledge of the City’s retail demand and positioning, and
planning objectives that are directly relevant to the project study area and lands seeking the Zoning Bylaw
Amendment. Kieron has also been a long-standing member of the International Council of Shopping Centers
(ICSC) where he has been on numerous professional presentation panels, as well as an Editorial Member of
the ICSC/EDAC publication “Retail as a Catalyst for Economic Development”. He is also active in working with
municipalities and developers in the marketing and leasing of retail projects, and is acutely aware of tenant
demands and expectations for locations, spaces and formats. Therefore, he has the expertise and experience
to provide the necessary perspectives and rationale for this type of project.
This summary represents the salient finding and recommendations based on the experience and market
knowledge of Kieron Hunt and his team at FBM. The purpose of this summary in relation to the Zoning Bylaw
Amendment is to further respond to the following questions from City Administration, and providing a
professional review of the resulting retail impacts on neighbouring properties if the Amendment were to be
adopted:

1.
2.
3.

Is stand-alone commercial as a result of the zoning change on the site likely to have a greater or
different impact on the retail market?
Review of the 2015 Southeast Sector Neighbourhood Plan retail study for higher-level comment on
updates (developed and planned areas, trend shifting in the commercial market.)
The ability for the local market, including the subject property and Acre 21, to support commercialonly buildings (rather than mixed-use), and drive-thru restaurants.

The recently submitted Zoning Bylaw Amendment heard before the Regina Planning Commission on Sept 8th,
2021, specifically sought changes that would allow for the following:
a)
b)

a drive-through as a discretionary use, and
stand-alone commercial development along the Chuka Boulevard interface

This Retail Impact Assessment Findings Summary will examine the following qualitative and quantitative
criteria in providing a response to the above noted Zoning Bylaw Amendment:
•
•
•
•
•

Background Documents & Policy Review Commentary
Retail Market Study Commentary
Competitive Commentary
Mixed-Use Development Commentary
Retail Trends Commentary

It is also our understanding that the Zoning Bylaw Amendment application heard by Regina Planning
Commission on Sept 8th, 2021 was supported by Administration based on the following conditions:
i.

The amendment would continue to provide for uses that meet a mix of daily lifestyle needs; however
built form of those buildings is proposed to look and function differently. The proposal would consider
commercial-only buildings to front Chuka Boulevard, and other uses such as residential, public uses,
community centres or religious institutions would be required to locate behind the commercial
buildings, providing a transition of uses to the adjacent residential neighbourhood. This ensures the
development contributes to a better neighbourhood experience.

ii.

The amendment would continue to ensure there is safe pedestrian access into the site. There is
currently no pedestrian accommodation via city sidewalks on the west side of Chuka Boulevard and
facilitating the development is an important connection to Arcola Avenue which completes with the
planned Multi-Use Trail in the southeast neighbourhood.
Potential impacts of a drive-through restaurant would be determined through a discretionary use
process. The proposed amendment would require impacts to traffic, mixed-use surroundings, and
pedestrian realm to be considered in the decision.

iii.

2)

BACKGROUND DOCUMENTS, POLICY REVIEW COMMENTARY

To establish a foundation for this Retail Impact Assessment Findings Summary, guiding documents were
reviewed to understand to what extent, if any, the requested changes would deviate from the intent and
standards set out in the regulatory frameworks.

Existing Zoning Bylaw
The Subject Properties under review currently fall under the following land use bylaw designation: PART 6G
“DCD-CBM – CHUKA BOULEVARD MIXED DIRECT CONTROL DISTRICT”. Within this zoning the following
are among the most pertinent considerations for the purposes of this Retail Impact Assessment Findings
Summary.

District intent:
Accommodate mixed-use development, ensuring:
a) that commercial frontage strongly relates to the pedestrian realm;
b) overall compatibility of mixed-use development with its surroundings; and
c) to build a unique sense of place through building and design.

Development Standards – DCD-CBM zone:
Max lot coverage
Max Floor Area Ratio
Max Height
Min front setback
Min rear setback
Min side setback

65%
1.75
18 m (13 m in Residential Interface Policy Area)
5m
3 to 4.5 m
3 to 4.5 m

Maximum commercial space/store sizes
Retail store
Food and beverage
Professional office

1000 sq m
500 sq m
1000 sq m

Chuka Boulevard Interface Area:
•

•
•

Buildings fronting Chuka Boulevard required to have commercial on the main level and residential
uses above
Active or animated uses such as retail or restaurants should front Chuka Boulevard and less active
uses such as offices should be accommodated internal to the site or adjacent to local streets.
Building as close to the street as possible while generally allowing for the cross-section below: one
row of parking, a driveway, and a 3m sidewalk.

Implication
When reviewing the existing Zoning Bylaw, it is important to reinforce that the proposed Zoning Bylaw
Amendment is not proposing any changes to the maximum commercial spaces/store sizes or other criteria, nor
add additional commercial space to the market, and is only seeking to promote a horizontal mixed-use format
with drive through as a discretionary use. Additionally, the mixed-use identified in the District Intent does not
specify the nature of vertical or horizontal mixed-use and therefore it is not unreasonable to assume that
horizontal mixed-use could equally meet this intent, even if residential above retail is specified in the Chuka
Boulevard Interface Area.

Southeast Regina Neighbourhood Plan (SENP)
Although the Subject Properties were not included in the specific boundaries of the SENP, the proximity of
Chuka Boulevard and the Subject Properties implies that they are closely connected and integral to the overall
planning vision. The SENP identified many core planning principles and specific areas, which included among
others:
Mixed-Use Area (Section 4.4, pg 37)
Neighbourhood Hub (Section 4.10, pg 43)
Chuka Boulevard (Section 4.11, pg 44)

Mixed-Use Area

As it pertains to this Zoning Bylaw Amendment, the following is highlighted:

“Vertical and Horizontal residential/retail mixed-use developments/sites are encouraged in both Mixed-Use
Areas. Commercial and mixed-use development within the Mixed-Use Areas should consist of high-quality
pedestrian environment.” In support of this, Policy 4.4 (c) states that “Vertical mixed-use development of
residential uses/commercial uses and opportunities for live-work residential units should be encouraged within
Mixed-Use Areas”.
The distinction between vertical and horizontal mixed-use was not discussed in detail and is critical in this
evaluation. While vertical mixed-use “should” be encouraged, this is intentionally stated to be more of a desired
format rather than a mandatory format. The distinction of vertical vs horizontal mixed-use will be examined in
this summary, but in short, the objectives and intent of mixed-use in a suburban context can be achieved equally
in either a vertical or horizontal format, as long as supporting design, mobility and layouts are applied
appropriately in the planning and design process.

Neighbourhood Hub

The Neighbourhood Hub, unlike Mixed-Use Areas is specifically mentioned in the context of Chuka Boulevard,
albeit in the area north of the Subject Properties. Regardless, the policies are relevant and consistent with the
proposed Zoning Bylaw Amendment for the Subject Properties, while not requiring a mixed-use format.

Chuka Boulevard

Although the SENP speaks to Chuka Boulevard north of the Subject Properties, the policies speak to mixed-use
development, but do not single out vertical over horizontal, rather encouraging a level of density and supporting
uses along with high quality design.
Implication
All of the above areas speak to the importance of mixed-use in the southeast, and while only the specific MixedUse Areas, highlight a vertical residential/retail component, it is most prominently written and encouraged that
the mix of uses, mix of density, design and connectivity with surrounding uses is more critical than focusing
solely on a vertical mixed-use component. There is no reason to suggest or rationale to support the direction of
vertical mixed-use over horizontal mixed-use, since the benefits of each in a suburban context are largely equal
when planned and designed well.
3)

RETAIL MARKET STUDY COMMENTARY

Southeast Neighbourhood Lands – Retail Market Study
Due to privacy concerns, the applicant to the Text Amendment and FBM could not be provided the full 2015
Retail Market Study and were only provided a summary of findings prepared by the City of Regina Administration
from the Retail Market Study conducted in 2015. Therefore, observations and commentary are based on the
findings shared in that summary and on changes in the market since, where appropriate.
This study was written and completed in 2015 and in the six (6) years since that time the market has continued
to evolve with several projects entering the market including Aurora and Acre 21. In this time these projects
have continued to have success in attracting anchor and smaller retail tenants, with particular success in
attracting drive through food & beverage formats, as well as smaller quick service food & beverage
establishments and personal services.

Specific observations in the Retail Study Summary provided identified the following salient points to which a
response has been prepared, as appropriate, based on our market knowledge:
•

Preliminary Demand Estimates indicate that there will be market-support for additional 650,000 SF to
700,000 SF in the Southeast area of Regina by the year 2026 based on the growth of the Southeast.
There is no reason to suggest this figure is still not valid given the continued growth over the past six
(6) years since this report was authored. In fact, since 2015, Regina’s growth has continued at very
healthy rates and the pace of residential development seen over the past six (6) years throughout the
City and in southeast has been robust. It is highly likely that actual development has exceeded initial
forecasts in the study since the study was in all likelihood based on conservative census population
forecasts and not development-driven. Consequently, there is undoubtedly unmet demand in the local
market that could be captured by allowing for the requested Zoning Bylaw Amendment, without
impacting other local commercial nodes.

•

The over development of retail space results in a number of half-built retail projects, high vacancy rates
and lower achievable rental rates. There has been no indication that the local area has been over
developed in terms of retail space. Recent market data by ICR Regina in its Q2/21 Retail Survey shows
the Southeast (in which Acre 21 and Green Falls Plaza are located) has a vacancy of 10.5%, but much
of this vacancy is in the form of recently completed space and actively leasing, and coming on the heels
of the pandemic, which has caused a slowdown in the market. Also, the types of spaces that are most
in demand are not available in the local market.

•

Developers, in turn, are unable to realize their target returns on investment without significant valueengineering of their developments excluding many of the amenities and finishes that create a
memorable retail development and enhance the wider urban landscape. One could argue that the
resulting design of Green Falls Plaza, with a very non-descript retail frontage has suffered from this
exterior value-engineering process in order to create a financially viable and leaseable project.

•

Overall, the Regina market and the SENL region in particular present a favorable market for new
development, provided the introduction of new retail space is made in concert with residential
development. This statement was true in 2015 and is equally valid in 2021, however in the suburban
fringe location context it should not be a requirement for vertical mixed-use, but rather horizontal mixeduse that can be more cost efficient while creating the same levels of density, walkability and community
place-making.

•

Over time, as new subdivisions are completed there will be demand for a variety of new retail formats,
which will likely garner interest from the pool of potential anchor tenants. Retail development should
be undertaken in an incremental and sequential basis to ensure long term success for the community
and realization of the goals of the Design Regina Official Community Plan. This is a true statement and
continues to be valid, with the understanding that retail trends continue to change, and developments
must respond to tenant demands in order to be leaseable and generate the community value and
support.

•

In order for New Neighbourhoods and Commercial Development to be feasible and desirable, the
implementation of Multi-Purpose, Mixed-Use Complete Communities is integral. A key component in
the success of Complete Communities is the integration and phasing of Commercial and Retail
Development. This is an accurate statement, however this does not necessarily require vertical mixeduse integration in a suburban fringe location.

•

Commercial and Retail Development needs to be highly accessible, clustered, walkable and build on
the market support of existing communities. This is an accurate statement and the Zoning Bylaw
Amendment sought for the Subject Properties in no way would steer away from this necessity.

•

To create compact, complete, and connected communities it is necessary to recognize that a
community requires a full range of commercial space within a hierarchy of retail shopping (which is
comprised of a distinct series of retail/commercial nodes and corridors, varying in size, form, location
and use). The Zoning Bylaw Amendment sought for the Subject Properties would not change the
amount and sizes of retail tenancies, but rather provide the types of tenancies sought by the market,
such as drive throughs and single- or two-storey retail commercial.

•

After 2026, however, population growth rates are slated to slow down significantly, and retail
spending growth rates are anticipated to grow at a pace that is closer in alignment to the Canadian
average. This will result in slowing demand for additional retail space. The sentiment about a “slow
down” in Regina’s population growth has been an ongoing conversation going back to the early
2000s when Regina broke through the paradigm of slow growth to a new paradigm of a more robust
growth market. From experience over the past 20 years and the current dynamics of growth and
economics in the province and City of Regina, there is no reason to suggest that growth will slow
down after 2026. Even during recessionary times, Regina’s retail market continued to exhibit healthy
growth and demand metrics. The pandemic and its economic impact have created a slow down of
late, but a strong recovery will take place.

•

This poses the risk of potential over-development of retail within the local area, if it outpaces the longterm residential growth anticipated in the area. Developers like Forster, Harvard and Dream are
successful because they have a keen sense of market demand, they do their homework and do not
overbuild. The fact that Dream recently sought to reduce their commercial floorspace in the
southeast speaks to their desire to focus on residential and realize that the concentration of retail
along Chuka Boulevard, as well as in Aurora is well-positioned for the growth to come and they need
only focus on a small neighbourhood scale development in time.

Implications
The Retail Market Study was completed in 2015 and while specific trends in retail have continued to evolve, the
market in Regina and the southeast in particular has also continued to grow at rates expected or even beyond
those prepared in the report, thus supporting the ongoing retail developments at Aurora and Acre 21, and
ultimately for the Subject Properties. There is no rational reason to believe the area has overbuilt the commercial
space, but only a reality that retailer trends have changed and reverted towards the importance of drive throughs
as well as the cost-efficiencies of horizontal mixed-use communities that can be built of an equally high standard
while achieving the same densities and mix of uses.
4)

COMPETITIVE COMMENTARY

Acre 21
Acre 21 is being developed by a very reputable developer (Forster Harvard) with a proven track record of
attracting and marketing retail tenants throughout the city, and on this basis alone it is highly unlikely that any
change to the Zoning Bylaw from mixed-use to commercial-only buildings or allowing drive through formats
would impact this development. The current marketing material for the project illustrates a very strong market
and opportunity, with a Primary Trade Area of 80,000, average household income of $153,100; touted in
marketing material as “strategically located in Regina’s most affluent trade area”, and “one of the City’s fastest
growing trade areas; adding approximately 25,000 residents in the next 10 years”. Media from CBC (June 18th,
2018) quoted Forster Projects President, Blair Forster as saying “we identified a long time ago that southeast
Regina was underserved from a retail perspective”.
The current Acre 21 site plan reveals that there are no more drive through options available and that the current
drive throughs are fully leased by Starbucks, Dairy Queen and McDonalds. Moreover, with restrictive covenants
likely in place (given the nature of typical leases by retailers such as Starbucks), there are limitations on the ability
of Acre 21 to attract other sought after retail tenants in the area who will require a drive through.
Additionally, Acre 21 has two (2) designated restaurant tenancies at 5,543 sq. ft. and 6,124 sq. ft. which would
not be impacted by the development at the Subject Properties, as the Subject Properties’ lands would continue
to abide by the current Zoning Bylaw maximum for restaurant food & beverage at 5,380 sq. ft. (500 sq. m.).
Implication
This marketing material and the current market status suggest a very robust leasing opportunity that would be
supportive of additional retail in the area and not likely to be impacted regardless of format. The project has its
critical anchor tenants secured, which is a large draw for the project and area, and is actively leasing smaller
units. The leasing of these smaller units has no impact on the Subject Properties’ development as neither the
store size mix nor total individual retail floorspace size is the subject of the Zoning Bylaw Amendment. Rather,
the changing nature and high demand for drive through locations that cannot be accommodated at Acre 21
should be considered as critical to the area in accommodating demand (to be detailed and substantiated in
forthcoming retail trends commentary).

Dream Developments
On March 3rd, 2021, a Bylaw Amendment was approved by Council for Dream Developments pertaining to 2950
Chuka Boulevard - Proposed Concept Plan and Zoning Bylaw Amendment - PL202000224 and PL202000223.In
particular, this amendment requested a reduction in the amount of commercial area for development from 3.96
ha to 0.8 ha. This approved amendment has the potential to reduce the amount of retail space from an estimated
100,000 sq. ft. to an estimated 20,000 sq. ft. and is more of a true neighbourhood-scale format.
Implication
This small, neighbourhood-scale commercial development would not be impacted by any changes to the Zoning
Bylaw at the Subject Properties, as it would likely be attracting interest from a small contingent of local
businesses with very small, localized trade areas. Moreover, its development is likely to occur after the Subject
Properties’ build out as its local neighbourhood residential trade area is not far enough along to warrant
development yet.

Green Falls Plaza
The Green Falls Plaza, which was developed under the current Zoning Bylaw, opened in 2018 and is still not fully
leased, despite having a limited total floorspace of only 25,000 sq. ft. In fact, there is currently active listings for
4,500 sq. ft., 1,790 sq. ft. and 4,3,32 sq. ft resulting an overall project vacancy of 42.4%. While some of these
spaces are divisible to as low as 900 sq. ft., this project illustrates the challenges often associated with requiring
vertical mixed-use developments in suburban contexts, where the leasing costs resulting from construction can
provide a less than compatible location for smaller local retailers and force developers to create a bare-bones
commercial environment. These projects often end up as professional service locations since these tenancies
often have better stable revenue streams to support the costs. It can also be argued that the look and feel, and
overall quality of the Green Falls Plaza retail environment is not consistent with the intent of the Zoning Bylaw
as it currently is today with respect to the retail facades and overall curb appeal.

Implication
By allowing a more traditional and economically feasible development for single-storey or two-storey commercial
with discretionary consideration for drive throughs, and multi-unit residential density behind the commercial
spaces, the format would be more competitive in attracting brands and retailers that do likely want to locate in
the area, but for whom Green Falls or Acre 21 may not be compatible for a variety of reasons. The retail format
can also have the likelihood of better design and storefront animation with larger facades and a more appealing
street front presence.

Updated Trade Area Opportunity
The Trade Area identified in the marketing material for Acre 21, showed a Primary Trade Area of 80,000
residents, which we believe to be an accurate representation. However, for the purposes of this summary and
to show the market opportunity within an even smaller trade area, a 5-minute drive time was identified. This 5minute drive time produces a trade area catchment of 40,739 residents and an average household income of
$153,747 (Source: Manifold Data Mining Inc, 2020). The breakdown of household incomes greater than
$100,000 is indexed at greater than 140 when measured against the City of Regina average.
Implication
These figures continue to show a significant affluent trade area and local catchment upon which demand can
continue to be captured, particularly with a quality retail environment and tenant offering that responds to
tenant and consumer wants and needs.
5)

MIXED-USE DEVELOPMENT COMMENTARY

Horizontal versus Vertical Mixed-Use
The SENP in Section 4 did identify both vertical and horizontal mixed-use as acceptable or desired formats,
while the specific current Zoning Bylaw DCD-CBM has a requirement for vertical mixed-use with residential
above retail.
The term mixed-use has become a very challenging definition and can be largely misunderstood as it is often
referred to as retail with residential above. In fact, mixed-use typically is intended to create a multi layered
environment of compatible land uses, amenities and spaces at various scales, densities and intensities.
In suburban settings, vertical mixed-use can be a very challenging development format to undertake, which is
why a layering of uses in a horizontal format is much more appealing to developers and to prospective tenants.
The construction costs, selling and leasing of units and spaces is much more cost effective and allows for
better returns on investment.
It has been proven more frequently that vertical mixed-use developments, particularly in suburban fringe
locations like southeast Regina will take longer to lease, and this seems to be validated at the Green Falls
Plaza.
Implication
The Subject Properties’ development under the proposed Zoning Bylaw Amendment would not increase the
amount of commercial floorspace nor reduce the amount of on-site residential. In fact, the Zoning Bylaw
Amendment would likely reduce the amount of commercial floorspace because of the drive through provision.
It would however create the same cohesive, connected and walkable environment that is envisioned and
required as part of the existing Zoning Bylaw. Therefore from a development perspective it is not reasonable
to require residential above retail if the same quality and attributes, or better, can be achieved through a
horizontal mix of the same layers of land uses.

Case Study Example
To illustrate how potential suburban fringe developments can still provide a format that is high quality,
connected and a safe pedestrian project along a well-travelled corridor, a case study is profiled from St. Albert
Alberta called the Shops at Boudreau, which opened in 2014 (refer to photo collage provided below). This
project also illustrates a horizontal mixed-use framework (meaning no residential above retail), that also allows
for drive throughs (C-2 Zone) framed by higher density multi-unit housing (R-4 Zone). There is a small
component of professional services above retail, but this was not a requirement of the Zoning, but provided
further scale and design individuality to the overall project. Although the zoning allows for drive throughs, the
developer chose not to include one in the development. Had this development been undertaken with current
retail trends in mind, it is highly likely that the provision for drive through would have been considered for this
project.

In terms of Trade Area comparison to the Subject Properties’, the 5-minute drive time trade area of this project
has a population of 41,501 with an average household income of $165,039 and therefore is very similar in
demographic make up to the Subject Properties along Chuka Boulevard.

The Shops at Boudreau, St. Albert – Photographic Imager (Source: FBM/Kieron Hunt)

6)

RETAIL TRENDS COMMENTARY

Store Sizes
The current Zoning Bylaw allows for a maximum individual Restaurant size of 500 sq. m. (5,380 sq. ft.) and
maximum individual retail store size of 1,000 sq. m. (10,760 sq. ft.). The Zoning Bylaw Amendment for the
Subject Properties is not seeking to change the respective store size maximum floorspace.
The pandemic has caused a noticeable shift in store size requirements by many retail operators across Canada.
Retail tenant representatives, shopping centre management firms/REITS and developers alike have noticed
that retail spaces, and in particular food & beverage spaces, larger than 3,500 sq. ft., especially without a drive
through option have been challenging to lease for new build and re-lease for backfilling. Overall, smaller retail
units are preferred and are equally attractive for local and branded formats.
Implication
Retail spaces in general that are smaller, and less than 2,000 sq. ft. tend to represent the new “sweet spot”
and have more success leasing, particularly with non-branded and local businesses and food & beverage
operators. Since the maximum store sizes are not being changed, there is no reasonable rationale for any
impact that could result from the Bylaw Zoning Amendment on projects like Acre 21 or Green Falls Plaza.

Quick Service Retail & Drive Throughs
The current Zoning Bylaw does not allow for drive throughs on the Subject Properties and this Zoning Bylaw
Amendment seeks to have these added as a discretionary use.
One of the most significant outcomes of the pandemic has been the rapid expansion and need for drive
throughs and for curbside pickup locations. There have been countless headlines and stories of food &
beverage retailers who have rediscovered the importance of drive throughs and redefined how they work.
Most notable has been Starbucks who closed 300 non drive through locations in Canada so that they could
pursue more drive through restaurants (Acre 21 is a benefactor of this strategy, which further speaks to the
strong demand in the local market). Starbucks made this decision on the basis that drive throughs provide
stable revenue by responding to new rules of profitability driven by compressed retail markets, while realizing
that they are better served competitively to have more traditional retail environments.
According to a 2020 Study by World Coffee Portal (Oct 20th, 2020), “Drive Through sites, which already

account for over 40% of all branded outlets in Canada, have also proved to be invaluable for operators seeking
to deliver physically distanced services during the pandemic, with the format already highly utilized by
Canadian Consumers”. As demand for drive throughs has spiked and in response to an “on-the-go” lifestyle,

retailers like McDonalds and Tim Hortons have rapidly sought ways to make drive throughs more efficient and
are advancing with many new consumer friendly designs. Additionally, retailers like Subway have begun
expanding and introducing drive through facilities. Restaurants are adapting their formats for a post-pandemic
future and that includes drive throughs as well as curbside pickup as a way of reprioritizing the takeout
experience. Retailers will increasingly shy away from non-drive through sites in suburban locations.
As a way of showing the visual void and opportunity in support of a discretionary drive through use at the
Subject Properties, an inventory and map was prepared to illustrate where all the quick service food &
beverage formats with drive throughs are located in the City of Regina. The figure clearly shows that the
rapidly growing and affluent southeast sector has two (2) Starbucks, two (2) Dairy Queen and two (2)
McDonalds (at Aurora and Acre 21). As can be seen by the widespread distribution and clustering of other
brands across the city there is more than a valid reason that another one (1) or two (2) or more drive throughs
would locate in the Subject Properties if permitted to do so. The nature of competition also suggests that
retailers such as Tim Hortons and/or A&W would be top of this target list to fill a void, but only if a drive
through option were available.

The map presented does not include locations that do not have drive through facilities, such as those in
enclosed shopping centres, food courts or grocery stores. However, in this context it is worth noting that there
is a Starbucks located within the Save-on-Foods at Acre 21. This is notable and suggests that the presence of
two (2) Starbucks within Acre 21 is indicative of strong demand for quick service coffee type merchants and
further stresses the importance of having a drive through option.

Drive through locations not only accommodate quick service food & beverage, but increasingly financial
institutions have also responded to the pandemic by placing an increasing emphasis on drive through locations
for many of the same reasons as food service establishments. This must also be factored into the
consideration for a drive through component.
Implication
On the basis of the significant trend towards drive through locations for quick service food & beverage
establishments and for financial institutions, combined with the identified void in the local trade area for key
businesses likely to be seeking drive through locations and thus responding to consumer needs, a drive
through component, as a discretionary use, should be permitted in the Zoning Bylaw Amendment.

Current Inventory of Regina Quick Service F&B Locations with Drive Throughs
(Source: Manifold Data Mining and FBM, as of Oct 2021)

7)

CONCLUSION

At the beginning of this summary the following questions from City Administration were identified, to which
the answers are now provided:

1.

Is stand-alone commercial as a result of the zoning change on the site likely to have a greater or
different impact on the retail market? No

2.

Review of the 2015 Southeast Sector Neighbourhood Plan retail study for higher-level comment on
updates (developed and planned areas, trend shifting in the commercial market.) The market study
was prepared in 2015 and while overall demand metrics are likely still valid, the specifics around retail
format demands have changed, as have the leasability of suburban vertical mixed-use formats.

3.

The ability for the local market, including the subject property and Acre 21, to support commercialonly buildings (rather than mixed-use), and drive-thru restaurants. Commercial only buildings with
drive throughs in the context of a well-designed horizontal mixed-use development is supportable by
the market, particularly since Acre 21 no longer has the development capacity to meet demand for
drive through formats.

Therefore, this Retail Impact Summary Findings Summary which objectively examined the current policy
framework, previous retail market study summary, current retail market conditions and prevalent retail trends,
it is both reasonable and feasible, and therefore recommended that the application for a Zoning Bylaw
Amendment be supported for the Subject Properties to allow for:
a)
b)

a drive-through as a discretionary use, and
stand-alone commercial development along the Chuka Boulevard interface

Respectfully submitted

Kieron Hunt
Planning Studio Lead
604-314-3780
hunt@fbm.ca

Zoning Bylaw Amendment - All Properties Zoned as DCD-CBM – Chuka
Boulevard Mixed Direct Control District Zone - PL202100105 (Tabled
September 8, 2021)
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RECOMMENDATION
Regina Planning Commission recommends that City Council:
1.

Approve the proposed text amendments to the DCD-CBM Chuka Boulevard Mixed Direct
Control District in The Regina Zoning Bylaw, 2019, as detailed in Appendix A-3, to allow for:
a. A “Drive-Through” as a discretionary use;
b. Standalone commercial development along the Chuka Boulevard interface; and
c. Other housekeeping amendments as described in Appendix A-3.

2.

Instruct the City Solicitor to prepare the necessary bylaw(s) to give effect to the
recommendations, to be brought forward to a meeting of City Council following approval of
the recommendations and the required public notice.

3.

Approve these recommendations at its meeting on September 15, 2021.

ISSUE
The applicant, Joshua Bresciani of 102049625 Saskatchewan Ltd. (the owner of 4501 E Green
Olive Way), proposes to amend The Regina Zoning Bylaw, 2019 (Zoning Bylaw) regulations for
properties that are zoned as DCD-CBM - Chuka Boulevard Mixed Direct Control District Zone. This
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zone only includes properties fronting the west side of Chuka Boulevard between Green Apple Drive
and Arcola Avenue as shown on the attached Appendix A-1.
The applicant seeks amendments to facilitate standalone commercial development and drivethrough restaurants in the DCD-CBM - Chuka Boulevard Mixed Direct Control District Zone; these
development options are currently not available in the zoning regulations. Minor housekeeping
changes to the DCD-CBM - Chuka Boulevard Mixed Direct Control District Zone are also included
as part of the recommendations. This application is for zoning amendments only, the assessment
did not include a review of site layout or potential uses on the site.
A property owner or developer can submit applications to amend the Zoning Bylaw or change the
zoning designation of their property. The process requires review by the Regina Planning
Commission (RPC) and approval of the amendment by City Council. These applications include a
public and technical review process in advance of consideration by RPC and Council. This
application only pertains to the zoning bylaw amendment and that permits would still be required for
all future development.
This application is being considered pursuant to the Planning and Development Act, 2007 (Act);
Design Regina: The Official Community Plan Bylaw 2013-48 (OCP) and the Zoning Bylaw. The
proposal has been assessed and is deemed to comply with the Act, OCP and the Zoning Bylaw.
IMPACTS
Financial Impacts
The applicant will be responsible for the cost of any new or changes to existing infrastructure that
may be required to directly or indirectly support any proposed development that may follow, in
accordance with City standards and applicable legal requirements.
Environmental Impact
The City of Regina has a community goal of achieving net zero emissions and sourcing of net zero
renewable energy by 2050. In support of this, City Council has asked Administration to provide
energy and greenhouse gas implications of recommendations so that they can evaluate the climate
impacts of their decisions. Drive-through establishments are known to contribute to the amount of
vehicle idling in communities which increases carbon emissions. Differences in wait times and traffic
volume make it difficult to quantify exact fuel consumption and greenhouse gas emissions. However,
using industry estimates, Administration has calculated that vehicle idling at each drive-through will
consume approximately 9,000 litres of fuel per year (82,000 kWh of energy) which would produce an
additional 20 tonnes of CO2e emissions. For context, this is equivalent to the average yearly amount
of emissions generated by 5 vehicles. There is currently no policy or bylaw restricting vehicle idling
in the city.
Policy/Strategic Impact
The proposed development implements a phase of development of the Greens on Gardiner Concept
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plan area, which overall supports the following OCP goals/policies:


Section D5: Goal 1: Complete Neighbourhoods: Enable the development of complete
neighbourhoods.
o Policy 7.1: Require that new neighbourhoods, new mixed-use neighbourhoods,
intensification areas and built or approved neighbourhoods are planned and developed to
include the following:
 Policy 7.1.4: Opportunities for daily lifestyle needs, such as services, convenience
shopping, and recreation.
 Policy 7.1.9: Buildings which are designed and located to enhance the public
realm and contribute to a better neighbourhood experience.



Section E: Goal 9 – Direct Control Districts: Support the development of a unique or special area
or district through the application of specific standards and regulations.
o Policy 14.47: Where applicable, require through the Zoning Bylaw and/or development
agreement, that the proposed development(s)
 Policy 14.47.1: Provides for a compatible interface with adjacent land use and
development.
 Policy 14.47.2: Provides for safe and efficient vehicular and pedestrian access,
giving consideration to surrounding traffic circulation patterns.
 Policy 14.47.4: Includes a private outdoor amenity area(s) or public open space(s).
 Policy 14.47.8: Adheres to specified site and urban design standards, including but
not limited to lighting, signage, landscaping, parking and loading areas, setbacks,
and buffers.

Administration recommends approval of the proposed amendments as the policies for this area
continue to be supported, as follows:
1. The amendment would continue to provide for uses that meet a mix of daily lifestyle needs;
however, the built form of those buildings are proposed to look and function differently. The
proposal would consider commercial-only buildings to front Chuka Boulevard, and other uses
such as residential, public uses, community centres or religious institutions would be required to
locate behind the commercial buildings, providing a transition of uses to the adjacent residential
neighbourhood. This ensures the development contributes to a better neighbourhood
experience.
2. The amendment would continue to ensure there is safe pedestrian access into the site. There is
currently no pedestrian accommodation via city sidewalks on the west side of Chuka Boulevard
and facilitating the development is an important connection to Arcola Avenue which completes
with the planned Multiuse Trail (Transportation Masterplan – Cycling Priority Network Map) in the
southeast neighbourhood
3. Potential impacts of a drive-through restaurant would be determined through a discretionary use
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process. The proposed amendment would require impacts to traffic, mixed-use surroundings,
and pedestrian realm to be considered in the decision.
OTHER OPTIONS
Administration recommends in favour of the Applicant’s proposal; however, alternative options would
be:
1. Approve the application in part, or with other specific amendments.
2. Refer the application back to Administration. If City Council has specific concerns with the
proposal, it may refer the application back to Administration to address or make additional
recommendations and direct that the report be reconsidered by Regina Planning Commission or
brought directly back to Council following such further review. Referral of the report back to
Administration will delay approval of the development until the requested information has been
gathered or changes to the proposal have been made.
3. Deny the application. The site would be required to be developed in accordance with the current
regulations. Commercial developments would occur only in mixed-use buildings. Drive-through
restaurants continue to be prohibited.
COMMUNICATIONS
The applicant and other interested parties will receive a copy of the report and notification of their
right to appear as a delegation at the Council meeting when the application will be considered.
Public notice of the public hearing required when the proposed bylaw is considered will be given in
accordance with The Public Notice Policy Bylaw, 2020. The applicant will receive written notification
of the City Council’s decision.
DISCUSSION
Proposal
The application is for text amendments that will apply to all lands currently zoned as DCD-CBM Chuka Boulevard Mixed Direct Control District, which are located within the Greens on Gardiner
Concept Plan area. The properties currently zoned DCD-CBM - Chuka Boulevard Mixed Direct
Control District Zone are located at 3850 E Green Falls Drive, 4401 and 4501 E Green Olive Way,
and 3850 E Green Apple Drive as shown on Appendix A-1.
The specific proposed amendments include:
1. Allowing for standalone commercial development fronting Chuka Boulevard, whereas currently
some commercial uses are only permitted in mixed-use buildings with commercial uses on the
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main level and residential above. The amendment would require residential and other noncommercial uses to be located behind the commercial buildings uses, not fronting Chuka
Boulevard, to allow for the transition of use to the existing residential lands. The text amendment
will not remove any land uses currently permitted in the zone such as public uses, community
centres, or religious institutions and they will continue to be allowed;
2. Allowing for restaurants to have a drive-through as a discretionary use, whereas currently
restaurant drive-throughs are prohibited in the zone. This would allow a case- by-case analysis
of proposals to determine if they are compatible with the requirements of the zone and the
context of the neighbourhood; and
3. Other housekeeping amendments to clarify and simplify the existing development requirements.
This application only pertains to the zoning bylaw amendment. No specific development proposal
has been submitted. Permits will still be required for all future development and future traffic safety
measures, such as medians along Chuka Boulevard, are yet to be determined.
Consideration
Commercial Development in Greens on Gardiner
The Greens on Gardiner Concept Plan was approved in 2007 and included a mixed-use
development site at the southwest corner of Green Apple Drive and Chuka Boulevard. At the
request of the developer, the mixed-use area was expanded in 2013 and the DCD-CBM - Chuka
Boulevard Mixed Direct Control District Zone was created and applied to lands currently zoned as
such. In 2016, the Greens on Gardener Concept Plan was amended to allow for the Acre 21
development, which is within the MLM – Mixed Large Market Zone. Acre 21 is now mostly
developed. Currently two of the four properties zoned as DCD-CBM - Chuka Boulevard Mixed Direct
Control District Zone are vacant. The property at 3850 Green Falls Drive was developed as a
retirement community (Revera) and mixed commercial development. The property at 4601 E Green
Apple Drive is currently under development as per the existing requirements of the zone with
commercial uses on the main level and residential uses above.
Direct Control District -Chuka Boulevard Mixed Use Zone (DCD-CBM)
The intent of the DCD-CBM - Chuka Boulevard Mixed Direct Control District Zone is to create a
mixed-use development area along Chuka Boulevard, which is a neighbourhood arterial street, to
ensure:
a) commercial frontage strongly relates to the pedestrian realm;
b) overall compatibility of mixed-use development with its surroundings; and
c) a unique sense of place through building and design.
The DCD-CBM - Chuka Boulevard Mixed Direct Control District Zone is unique to the properties
identified in Appendix A-1 and prescribes and coordinates development across the abutting
properties. Key features of the zone are as follows:
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Certain types of commercial development is only allowed in mixed use buildings where
residential is above.
Mixed use buildings are required to front Chuka Boulevard with an active building front, which
strongly relates to a pedestrian realm, or public sidewalk.
Since a public sidewalk does not exist on the west side of Chuka Boulevard, the DCD-CBM Chuka Boulevard Mixed Direct Control District Zone sites are required to maintain a public
access easement constructed as a sidewalk in front of buildings. The intent is to guide
pedestrians to the commercial uses. The sidewalk is required to be coordinated and
continuous along all three adjoining properties as shown below.

Building fronts are required to be constructed as close to Chuka Boulevard as possible, while
allowing for the required pedestrian sidewalk, a row of parking and a drive isle as shown in
the Chuka Boulevard Interface Diagram, below:

streetmix.net
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Commercial Land use Intensity
The proposed amendment would allow for commercial-only buildings fronting Chuka Boulevard as
opposed to mixed use buildings. The intent of the amendment is not to increase the amount of
commercial development but rather provide the option of standalone buildings. The proposed
changes require the remainder of the land, behind the commercial fronting Chuka Boulevard, to be
developed as residential and/or other currently permitted land uses to allow for a mix of uses on the
site. Other development requirements such as landscaping, pedestrian and residential interface
areas along the west fringe of the properties would still be required which would naturally limit the
commercial intensity of the site.
In a typical commercial development, approximately 25-30 per cent of the site area is developed as
building footprint and the rest of the land is used for landscaping, parking and circulation. In the
current zone, with all the noted requirements, the development potential of commercial land use is
estimated to be 15-20 per cent of the site area.
Public feedback indicated there was a concern related to impacts on existing commercial lands. It is
also important to note that recent amendments to the Towns Concept Plan (CR21-37 and CR19-33)
reduced the overall amount of commercial space available in the Towns by approximately 4
hectares and a development permit was approved for a (mostly) residential development on a 1.3
hectares portion of Acre 21. Therefore, it is not anticipated that the text amendments will negatively
impact the commercial development opportunities in the southeast neighbourhoods.
Drive-Through Restaurant:
Restaurants are permitted in the DCD-CBM - Chuka Boulevard Mixed Direct Control District Zone
and the proposed amendment will allow for the consideration of a drive-through as a discretionary
use. The review of future discretionary use applications will consider the intent of the zone, which is
to prioritize pedestrian spaces, encourage and allow for on-site residential development and develop
a unique sense of place. A drive-through restaurant may fundamentally challenge these objectives,
but it may be possible through thoughtful design to accommodate this land use while meeting
neighbourhood needs. Public consultation will be required for all future applications and specific
concerns related to the proposal can be addressed during that review process. Therefore,
Administration recommends drive-through restaurants be considered subject to specific
considerations at the time of discretionary use application:
1. The drive-through isles access must not conflict with the required pedestrian sidewalk.
2. The drive-through queue space shall be buffered or oriented to protect existing or planned
residential development on the site.
3. A Traffic Impact Assessment is required for all applications to demonstrate the traffic impacts do
not conflict with on-site circulation, access, and public infrastructure.
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Drive-through restaurants are considered high-intensity uses that may impact traffic. A Traffic Impact
Assessment will identify key considerations such as site access restrictions, on-site circulation and
pedestrian conflict.
Community Engagement
In accordance with the public notice requirements of The Public Notice Policy Bylaw, 2020,
neighbouring property owners within 75 metres of the proposed development received written notice
of the application, and a sign was posted on the subject site. A summary of public comments is
outlined in Appendix B of this report. Arcola East Community Association (AECA) was included in
the circulation of the application. Following circulation, Administration attempted follow-up contact
with the AECA; however, we did not receive a response prior to the deadline for submission of this
report.
DECISION HISTORY
On April 25, 2016, City Council approved an amendment to The Greens on Gardiner Concept Plan
to allow for the Acre 21 development. (CR16-35).
Respectfully Submitted,

Respectfully Submitted,

Prepared by: Binod Poudyal, City Planner II

ATTACHMENTS
Appendix A-1 (Subject Property Map)
Appendix A-2 (Aerial Map)
Appendix A-3 (Proposed Changes to the Bylaw)
Appendix B (Public Consultation Summary)

Page 8 of 8

RPC21-54

R1

Green Marsh Crescent

RH

RL

DCD-LHP
Lane

R1

Drive

RL
Chu

R1

RN

Green FallsDrive

Green Olive Lane

Green Poplar

Apple

-CB
M

RU
R1

DCD

Green Water Drive

Green

Green V
Cresceienw
t

ka
Bou
leva
rd

PS

Green Creek

R1

Green Water Drive

Appendix A-1

RH

Green OliveWay

Gr
Boeuen J
levaewe
rd l

UH

MLM

DCD-CBM
ard

Gr

ou
lev

alls

aB

la

nF

Dr

ive

Ch
uk

Arc
o

ee

Av

en
ue

UH

MLM
RH

R1

RL

PS(FF)

Date of Photography : 2018
Subject Property

Project

PL202100105

Civic Address/Subdivision

4501 E Green Olive Way

Appendix A-2
en B

roo

k

Green Creek

Green Water Drive

Road

Green Marsh Crescent

Gre

Green V
Cresceiew
nt

Apple

Drive

Green Diamond

Green Water Drive

Green

rd
leva
Chu

ka

Bou

Lane

Green FallsDrive

Green Olive Lane

Green Poplar

Green OliveWay

ad

Ro

Gr
Boeuen J
lev ewe
ard l

et

tre

S
ing

r

Sp

ou

el B

ew

nJ

ee
Gr
ard

lev

Fa

lls D

riv

e

ue

mo
t

Ba

y

y

Ch

Wa

uk

Chu

aB

fin

ch

ka

ou

Re

Go
ld

dL

lev

ily

ard

Ba

y

en

Cre
ek

Av

uk

aB

ee
n

Ch

Arc
ola

ou

lev

ard

Gr

Be

rga

Date of Photography: 2018

Subject Property

Project PL202100105

Civic Address/Subdivision

4501 E Green Olive Way

Appendix A-3
1

Proposed Bylaw Changes
Remove “Service Trade, Light” and “Service Trade,
Personal” from Table 6G.T2.2 be added to Table 6G.T2.4

2

Section 6G.4.2(2) be amended by reformatted the bylaw
numbering sequence on section 6G.4.2(2).

3

Table 6G.T2.4 be amended by adding a “Drive- Through” or
“Drive-through, Accessory” land use as a discretionary use
subject to the following land use specific regulation:
1. The drive-through isles access must not conflict with
the required pedestrian sidewalk.
2. The drive-through queue space is buffered or
oriented to protect existing or planned residential
development on the site.
3. A Traffic Impact Assessment is required to
demonstrate the traffic impacts do not conflict with
on-site circulation, access, and public infrastructure.
Section 6G.4.2(2)(k) be added as follows:

4

(k) As an alternative, notwithstanding other requirements of
this zone, uses without dwellings in the same building
may be permitted subject to the subject to the following
requirements:
i. Buildings shall front Chuka Boulevard and meet
built form requirements of the Chuka Boulevard
Interface,
ii. Land uses in the “Dwelling” class or land uses in
sections T2.2 or T2.9 of Table 6G.T2 permitted
within Table 6G.T2 shall be developed behind
the commercial buildings.
iii. At the discretion of the Development Officer a
development agreement may be required to be
registered on title to ensure restrictions are
apparent to future owners of the property

Rationale
Housekeeping amendment to align the
service trade land-use to other similar
land uses
i. Minor housekeeping changes.

Additional regulations added to regulate
a “Drive- Through” or “Drive-through,
Accessory” land use as a discretionary
use.

Required to accommodate the proposed
changes to accommodate the standalone
commercial fronting Chuka and drive
through for restaurant.

Appendix B
Public Consultation Summary
Response

Number of
Responses

Issues Identified

-

Completely
opposed

9

-

Accept if many
features were
different

5

-

Accept if one or
more features
were different

I support this
proposal

1

23

Opposed to drive-through, concerns of garbage,
noise and smell
Need clarity on how land will be developed,
where certain uses will be developed and how
parking will be accommodated
Business competition concerns for other
commercial areas in the neighbourhood, viability
of existing commercial uses.
Traffic concerns
Want current zoning regulations to remain
(mixed use development)
Concerned that the zoning amendments will
change neighbourhood dynamics
This is considered a reactionary zoning
it is a residential zone that permits limited main
floor commercial. The amendment requested is to
up-zone it to a retail zone.
Opposed to drive-through, concerns of garbage,
noise and smell
Traffic concerns
This will lower the property values in the area
Want current zoning regulations to remain
(mixed use development)
Do not plan for any residential
make sure to have sufficient parking spaces within
the new development.
On street parking may have to be restricted
Future design shall be visually appealing
The development must be safe for pedestrian
support the build of residential buildings being
required behind the commercial.

-

no apartment buildings or any condos over 2
stories

-

Support the change to allow standalone
commercial buildings fronting Chuka Boulevard
and residential building/s to be required behind the
commercial buildings.
Introduction of the Drive through restaurant.
This would create a commercial corridor in the
area, generate tax dollars and create employment
opportunities
Traditional mixed use may not work in suburbs.
This will create jobs and generate tax dollars.
It may bring down the density.

-

-

-

- B2 This will improve the lives of the East end
residents.
proposed change should include that residential
buildings are not required to go behind the
commercial buildings.

Other
1. Issue: Impact on property value.
Administration’s Response:
 Administration is not aware of any supporting document that suggests that there
may be a perceived loss of property value due to the addition of high and medium
density residential development.
2. Issue: Traffic Impact due to the addition of a drive through restaurant
Administration’s Response:
 Restaurant as a land use is permitted in this zone
 Addition of Drive through is being considered as a discretionary use subject to
review of Traffic Impact Assessment at the time of a discretionary use
application.
 Key considerations will be site access, given that Chuka Boulevard is an
undivided road, access control to Chuka Boulevard, on-site circulation, and
pedestrian conflict.
3. Issue: Addition of standalone commercial and insufficient demand for more
commercial development. The existing zones provide complimentary and noncompetitive options for retailers and developers
Administration’s Response:
 The proposed changes still require the remainder of the land behind the
commercial fronting Chuka Boulevard to be developed as residential and/or other
currently permitted land uses (such as “religious institutions,” “community
centres” or “Day Care”)
 By allowing stand alone commercial fronting Chuka Drive, a horizontally spread
mixed use development with residential at the rear of the site can be developed
without compromising the intent of the zone with a mixed-use development.
 This proposed amendment will still provide the complimentary and noncompetitive options for retailers and developers with greater flexibility.
4. Issue: This is a reactionary zoning
Administration’s Response:
 Historically, several areas within the city including the Greens of Gardiner have
been through similar amendments. As suggested by the applicant, particular
amendment based on the changing market condition and need within the area. It
is common to adjust zoning regulations based on market need.

Supplemental Report - School Divisions Feedback on Cannabis Zoning
Date
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To
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From

City Planning & Community Development

Service Area

Planning & Development Services
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RPC21-64

RECOMMENDATION
That Regina Planning Commission:
1. During consideration of report RPC21-60 Cannabis Retail Zoning Amendments, replace
Appendix A to the report with the attached amended Appendix A that maintains the
separation distance of 182.88 metres from proposed cannabis retail to existing schools and
adjoining parks associated with schools.
2. Attach this supplemental report, including its associated appendices, to report RPC21-60, as
Appendix D, for City Council’s information.
ISSUE
At the October 6, 2021 meeting, Regina Planning Commission considered report
RPC21-60, which proposed amendments to the Regina Zoning Bylaw, 2019-19 (Zoning Bylaw) for
Retail Trade, Cannabis uses (also referred to as ‘cannabis stores’ or ‘cannabis retail’). At the
October 6, 2021 meeting, Regina Planning Commission tabled report RPC21-60 to the November 3,
2021 meeting to allow additional time for Administration to consult Regina Public Schools on the
proposed amendments with the outcome of the consultation summarized in this supplemental
report.
IMPACTS
None with respect to this report.
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OTHER OPTIONS
The alternative options for this supplemental report are unchanged from report RPC21-60:
1. Approve the amendments to the Zoning Bylaw in part by removing individual proposed
amendments (amendments are numbered separately in Appendix A to allow for ease of
reference).
2. Refer the report back to Administration. Should City Council have specific concerns with the
report and proposed amendments, it may refer the report back to Administration and direct that it
be reconsidered by Regina Planning Commission or brought directly back to Council following
further review by Administration.
3. Deny the proposed amendments.
COMMUNICATIONS
A copy of report RPC21-60 and this supplemental report was provided to interested parties. Notice
of the upcoming City Council meeting and Council’s decision will also be provided to interested
parties.
DISCUSSION
Regina School Divisions Feedback
As noted in report RPC21-60, Administration consulted over 100 stakeholder groups and interested
individuals on proposed amendments to the Zoning Bylaw for cannabis retail. Due to an
administrative error, Regina Public School Division (Regina Public Schools) was missed during the
consultation on proposed amendments in July-August 2021 and as a result they received notification
about the report and proposed amendments on October 4 – only two days prior to the Regina
Planning Commission meeting. At the October 6, 2021 meeting, a representative from Regina Public
Schools requested additional time to consider the changes. In response to their request, Regina
Planning Commission tabled the report to allow Administration to consult with and consider Regina
Public Schools’ feedback. Their comments are attached as Appendix B.
In their letter to the City, Regina Public Schools raised concerns with relaxing the zoning regulations
for proposed cannabis stores in proximity to school sites. They recommend two options for Regina
Planning Commission to consider in their recommendation to City Council:
A) Undertake additional stakeholder consultation and analysis of the social, health and safety
impacts of the proposed impacts of the proposed changes on schools; or
B) Revisions to the proposed amendments as follows:
- “that the existing setback of 182.88 metres from Cannabis Retail operations to school sites
does not change; that school sites are clearly defined to include the adjacent playground and
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park spaces; and to deny the proposal to permit Cannabis Retail in the ML zone.”
Regina Catholic School Division (Regina Catholic Schools) was included in the stakeholder
consultation in the summer of 2021. At that time, they did not have any comments or concerns.
Following the October 6, 2021 Regina Planning Commission meeting, and in discussions between
the two school divisions, Regina Catholic Schools has since reconsidered the matter, and they have
also provided written comments for the supplemental report (Appendix C). Their recommendations
align closely with Regina Public Schools’ recommendations. Regina Catholic Schools in their letter
recommend the following:
A) maintaining the 182.88 metre separation distance from proposed cannabis stores to school,
including existing and future new schools,1 and
B) not allowing the discretionary use provision for potential cannabis stores within 182.88 metres of
a school.
Proposed Changes
Administration believes the requests by the two school divisions are reasonable. If this feedback
would have been received during the stakeholder consultations, Administration would have
incorporated it into the proposed amendments. A new Appendix A to this report, which is an edited
version of Appendix A from RPC21-60, incorporates the following changes in consideration of the
comments from the school divisions:


Maintaining the 182.88 metre separation distance from proposed cannabis stores to existing and
future school sites.



Clarifying that adjoining open space to schools that function as parks for the schools are
included in the separation from proposed cannabis stores to school sites.



Clarifying that proposed cannabis stores must separate from known future land uses identified in
a Council approved secondary plan or concept plan.



Removal of discretionary use as an option for cannabis stores that are within the required
separation distance to schools.



Change Retail Trade, Cannabis from a permitted use to a discretionary use in the ML - Mixed
Low-Rise Zone.

Keeping the 182.88 metre separation distance from proposed cannabis retail to school sites is not
expected to have a significant impact on the availability of sites for potential stores. Reducing the

1

Note: the existing practice by Administration is to consider both existing and future land uses when applying the
separation distances from proposed cannabis stores. For instance, if a proposed cannabis store is located a site
within the required separation distance of a future school site or park identified on a concept plan, this would
prohibit the use on the site. This has been clarified in the proposed regulations.

Page 3 of 4

RPC21-64

-4-

separation distance from the other identified uses and expanding the number of zones from six to
thirteen will sufficiently increase the number of sites that meet the zoning requirements to cut into
the illegal cannabis market (black market).
As noted above, Regina Public Schools suggested as one of their two options that further
consultation could be undertaken by the City with stakeholders on the impacts of the proposed
amendments on schools. Administration does not recommend additional consultation on the
proposed amendments as they relate to schools or any other industry, beyond the conducted
consultation with the school divisions on this report. The recommendation of revising the proposed
amendments to alleviate their concerns is being recommended. Consultation with various
stakeholder groups took place for RPC21-60 and concerns were included in the review, the school
divisions have been consulted separately on this supplemental report.
Administration also recommends revising the proposed amendments presented in RPC21-60 so that
Retail Trade, Cannabis is a discretionary use in the ML zone. As Regina Public Schools notes in
their letter, the ML zone is intended for lower intensity commercial uses. Some ML – Mixed LowRise Zone sites are located on collector roadways like 13th Avenue while some ML – Mixed LowRise Zone sites are found in the heart of neighbourhoods where there could potentially be more
interest from neighbouring residents. Maintaining the separation distance of 182.88 metres to
schools should satisfy Regina Public Schools’ concerns about potential impacts with stores in the
ML – Mixed Low-Rise Zone or other zones where retail stores may be allowed.
DECISION HISTORY
Regina Planning Commission, at its October 6, 2021 meeting, tabled report RPC21-60 to the
November 3, 2021 meeting to allow additional time for Administration to consult with Regina Public
School Division on the proposed amendments.
Respectfully Submitted,

Respectfully Submitted,

Prepared by: Michael Cotcher, Senior City Planner

ATTACHMENTS
Appendix A - Proposed Cannabis Retail Zoning Amendments_revised Oct '21
Appendix B - Regina Public Schools ltr re Cannabis Retail Zoning
Appendix C - Regina Catholic Schools - Letter - Zoning- Cannabis Retail
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Appendix A
Proposed Zoning Amendments – Retail Trade, Cannabis
Note: Red text represents recommended revisions from proposed amendments in Appendix A of RPC21-60

No.

Affected Zones or Section

Existing Regulation

Proposed Regulation

Rationale

Category

1

Mixed-Use: ML, MH, MLM, OA

Regulations related to the required
separation distances are
duplicated in each applicable zone.

Move cannabis regulations (e.g.,
separation distances) to Chapter 1
and add a reference to Chapter 1
cannabis regulations in each
applicable zone’s specific land use
regulations.

This change will significantly
cut down on redundant text
in the bylaw by avoiding the
need to reference the
separation distances for
every applicable zone.

Housekeeping

(1) A “Retail Trade, Cannabis” land
use may not be established or
enlarged where it is closer than
182.88 metres from any of the
following land uses:

1.6A Specific Development Permit
Requirements for Retail Trade,
Cannabis

(1) No change other than
assigning a number.

Amended
Regulation /
consistency

Industrial: IP, IL, IH

2

Direct Control Districts: DCD-D,
DCD-QP, DCD-CS, DCD-WH, DCDSD, DCD-CBM
Mixed-Use: ML, MH, MLM, OA
Industrial: IP, IL, IH
Direct Control Districts: DCD-D,
DCD-QP, DCD-CS, DCD-WH, DCDSD, DCD-CBM

(a) another “Retail Trade,
Cannabis”;
(b) “Assembly, Community”;
(c) “Institution, Education”;
(d) “Institution, Day Care”; or
(e) “Open Space, Active”.
(2 ) The measurement required in
(1) shall be:
(a) a straight line, measured from
the nearest point of the portion of
the building used or proposed to
be used for the “Retail Trade,
Cannabis” to the nearest portion of
the lot with any of the land uses
mentioned in (1); and
(b) assessed as of the date of
receipt of a complete application as
determined by the Development

(1) In addition to the requirements
of section 1.2, every application for
a development permit for a “Retail
Trade, Cannabis” land use must:
(a) identify and include the
consent of the property owner; and
(b) include written confirmation, in
a form satisfactory to the
Development Officer, verifying that
the applicant has completed the
initial application for a cannabis
retail store permit from the
Saskatchewan Liquor and Gaming
Authority.
(2) Subject to subsection (9) and
notwithstanding any other
provision of this Bylaw, no
development permit may be issued
for a Retail Trade, Cannabis land
use where said use is, or once
established, will be closer than 60
metres from any of the following

(2) The change here is to
reduce the separation
distance of proposed
cannabis stores from 182.88
metres to 60 metres for
identified sensitive land
uses, excluding school sites
and adjoining park space
associated with elementary
and high schools as noted in
(3). The current separation
buffers have proved to be
excessive as they sterilize
most sites in Regina from
allowing cannabis stores.
The change is supported by
the fact that legalization of
cannabis is having a positive
economic impact and cutting
into the black market. The
regulations have been
clarified that existing land
uses or future land uses
shown on an approved

Appendix A
No.

Affected Zones or Section

Existing Regulation

Proposed Regulation

Rationale

Officer.

existing land uses or future land
uses identified on an approved
secondary or concept plan:
(a) another “Retail Trade,
Cannabis”;
(b)“Assembly, Community”;
(c)“Institution, Education”;
(c)“Institution, Day Care”; or
(d)“Open Space, Active”.

secondary or concept plan
require separation from
proposed cannabis retail.

(3) No development permit may be
issued for a Retail Trade, Cannabis
land use where said use is, or once
established, will be closer than
182.88 metres from an existing
Institutional, Education land use or
future Institutional, Education land
use identified on an approved
secondary or concept plan.
(4) The measurement required in
subsection (2) shall be:
(a) a straight line, measured from
the nearest point of the portion of
the building used or proposed to
be used for the “Retail Trade,
Cannabis” to the nearest portion of
the lot with any of the uses
identified in subsection (1); and
(b) assessed as of the date of
receipt of a complete application as
determined by the Development
Officer.
(5) Notwithstanding any other

(3) In consultation with the
Regina Public and Catholic
School Divisions,
Administration is
recommending maintaining
the current 182.88 metre
separation distance between
proposed cannabis stores
and schools and including
any adjoining park space
associated with the school.
The regulations have been
clarified that existing or new
schools require separation
from proposed cannabis
stores.
(4) No change
(5) The changes would allow
for existing cannabis stores
to be enlarged regardless of
whether a sensitive land use
is within 60 metres. With the
proposed removal of the
reciprocal buffer there could
be a scenario where a
sensitive land use chooses to
located closer than 60
metres to an existing
cannabis store. This change
will avoid a situation where
the unit cannot expand.

Category

Appendix A
No.

Affected Zones or Section

Existing Regulation

Proposed Regulation
regulation in this Bylaw,
additions/enlargements of existing
Retail Trade, Cannabis are exempt
from subsection (2).
(6) For the purpose of separating
“Retail Trade, Cannabis” from
“Community Assembly” uses, the
uses to which the separation
applies are limited to enclosed
rinks, public libraries and
community centres.
(7) For the purpose of separating
“Retail Trade, Cannabis” from
Institution, Education” uses, the
Institution, Education land uses
shall include to which the
separation applies any adjoining
park space associated with the
Institution, Education use and shall
exclude post-secondary
institutions and adult learning.
(8) For the purpose of separating
“Retail Trade, Cannabis” from
“Open Space, Active” uses, the uses
to which the separation applies are
limited to designated municipal
parks and any Open Space, Active
that incorporates playground
equipment or developed athletic
fields.
(9) A development permit may be
issued for a Retail Trade, Cannabis
land use where the use is or, once

Rationale
(6) Moving the regulations
related to “Assembly,
Community” out of the
definitions to the same
location as other cannabis
retail regulations for
consistency.
(7) This change clarifies that
cannabis stores must only
separate from schools where
youth are students such as
elementary schools and high
schools (public or private).
This meets the original
intent of the 2018
regulations to consider
places and uses that are
frequented by youth as
sensitive to where cannabis
retail locates.
(8) The definitions of “Open
Space” and “Open Space,
Active” in Chapter 2 are
broad to cover most open
space in the city. It means
that most open space needs
to be separated from
cannabis retail regardless of
whether or not the open
space is truly active or
frequented by youth. This
change will allow some
flexibility to better assess
the function of the existing

Category

Appendix A
No.

3

Affected Zones or Section

Mixed-Use: ML, OA

Existing Regulation

Retail Trade, Cannabis is permitted
in the following zones:

Industrial: IP, IL, IH
Direct Control Districts: DCD-QP,
DCD-SD, DCD-CBM

Mixed-Use: MH, MLM
Industrial: IL – only when located
within the boundaries of Regina’s
Old Warehouse Business
Improvement District as defined by
Bylaw 2003-15
Direct Control Districts: DCD-D,
DCD-CS, DCD-WH

Proposed Regulation

Rationale

established, will be closer than 60
metres from any use identified in
subsection (2), if approved as a
discretionary use in accordance
with this Bylaw.

open space in proximity to a
proposed cannabis store.

Add Retail Trade, Cannabis as a
permitted use to the following
zones (same row as Retail Trade,
Shop) in addition to existing zones
where it is permitted: ML, OA, IP,
IL, IH, DCD-QP, DCD-SD and DCDCBM

There are limited available
zones and sites where
cannabis stores can locate
under the current
regulations. This change will
open development
opportunities by permitting
cannabis stores in the same
zones as general retail,
including liquor stores,
categorized as ‘Retail Trade,
Shop’ in the bylaw. Allowing
the use in more zones will
result in greater dispersal of
the use to additional
commercial, mixed-use and
industrial areas to cover
different markets rather
than concentrating into a
few different areas.

Add Retail Trade, Cannabis as a
discretionary use in the ML zone

Category

(9) The discretionary use
tool is recommended as an
option to consider
applications for proposed
cannabis stores that are
within 60 metres by
considering the location and
visibility of the proposed
unit to sensitive land uses.
The City of Saskatoon’s
Zoning Bylaw uses this
approach.
Amended
Regulation

Appendix A
No.

Affected Zones or Section

Existing Regulation

Proposed Regulation

Rationale

Category

Depending on the site
context, some ML zoned
sites may be appropriate for
Retail Trade, Cannabis use
whereas others may not or
because of their location
may result in more attention
from neighbouring residents
and therefore it is
recommended to make the
use discretionary in the
zone.
4

Mixed-Use: ML, MH, MLM, OA
Industrial: IP, IL, IH
Direct Control Districts: DCD-D,
DCD-QP, DCD-CS, DCD-WH, DCDSD, DCD-CBM

Retail Trade, Cannabis is a
permitted use in the zones listed
above and a discretionary use in
the following zones when
exceeding a size threshold:
IL zone (within the Old Warehouse
District) at 3,000 m2 or above
DCD-CS (Transition Area Arterial –
Table 6E.T2(e)) when more than
300 m2
DCD-WH when more than 500 m2

Add to all applicable land use
tables where Retail Trade,
Cannabis is permitted:

This change is needed in
conjunction with proposed
regulation 1.6A(8).

Permitted when proposed unit is
60 metres or more away from any
use identified in subsection 1.6A
(2).

Currently the Retail Trade,
Cannabis use is prohibited
where the proposed unit will
not meet the required
separation distance to
identified sensitive land
uses. This means there is no
ability for City Council to
consider the visibility,
location, and other impacts
on nearby uses to potentially
vary the distance. The
discretionary use tool is
recommended as an option
for the City to consider
applications for proposed
cannabis stores that are
within 60 metres by
considering the location and
visibility of the proposed

Discretionary when proposed unit
is closer than 60 metres from any
use identified in subsection 1.6A
(2).

Amended
Regulation

Appendix A
No.

5

Affected Zones or Section

Chapter 1 - Administration

Existing Regulation

None

Proposed Regulation

Add the following regulation to
section 3.5 (review criteria for
discretionary uses):
3.5A Review Criteria for Retail
Trade, Cannabis Discretionary
Uses
The evaluation of discretionary use
applications for Retail Trade,
Cannabis will be evaluated based
on the location and visibility of the
proposed Retail Trade, Cannabis
unit from identified sensitive land
uses located within 60 metres. For
example, the presence of physical
barriers, visual connection
between land uses, or the specific
use made of the separated land use
having regard for “presence of
youth” will be considered in the
review process.

6

Chapter 2 - Definitions

“Assembly, Community” means a
land use where members of the
general public may gather for
community, educational, or
cultural activities. This is restricted
to rinks, libraries and community
centers as identified by Council to
be separated from the “Cannabis”
land use. Excludes the “Assembly,
Adult”, “Assembly, Recreation”,

“Assembly, Community” means a
land use where members of the
general public may gather for
community, educational, or
cultural activities. Excludes the
“Assembly, Adult”, “Assembly,
Recreation”, “Assembly, Religious”,
“Assembly, Range” land uses and
land uses defined in non-Assembly
land use classes.

Rationale
unit to sensitive land uses.
The City of Saskatoon’s
Zoning Bylaw uses this
approach.
This change allows for
discretionary uses to
consider applications for
proposed cannabis stores
that are within 60 metres by
considering the location and
visibility of the proposed
unit to sensitive land uses.
The City of Saskatoon has
this approach in their zoning
bylaw.

Regulations regarding
cannabis are moved to
Chapter 1 where the other
Retail Trade, Cannabis
regulations will be located
for consistency.

Category

Amended
Regulation

Consistency

Appendix A
No.

Affected Zones or Section

Existing Regulation
“Assembly, Religious”, “Assembly,
Range” land uses and land uses
defined in non-Assembly land use
classes.

Proposed Regulation

Rationale

Category
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Appendix C

Regina Catholic Schools
THE BOARD OF EDUCATION OF THE REGINA ROMAN CATHOLIC SEPARATE SCHOOL DIVISION NO. 81
Vicky Bonnell
Chair

Sean Chase
Director of Education

October 18, 2021
RE – Cannabis Retail Zoning Amendment (PL202100144)

Regina Catholic School Division (RCDS) has reviewed the proposed amendments in Regina
Zoning Bylaw 2019-19. Our concerns are the optics of Cannabis Stores within proximity of
schools. We wish to recommend the following:
•
•
•

Our recommendation is continuing with “separation distance of proposed stores to
sensitive land use (schools) to maintain 182.88 meters”.
This 182.88 meters would include existing and future new builds for Cannabis Stores.
We request “no approvals” for discretionary use applications that would be within 182.88
meters.

Yours Truly

Douglas Sears
Controller of Plant & Accommodation Services

2160 Cameron Street Regina, Saskatchewan S4T 2V6
Telephone: (306) 791-7200 Fax: (306) 347-7699
www.rcsd.ca

Cannabis Retail Zoning Amendments (Tabled October 5, 2021)
Date

October 6, 2021

To

Regina Planning Commission

From

City Planning & Community Development

Service Area

Planning & Development Services

Item No.

RPC21-60

RECOMMENDATION
Regina Planning Commission recommends that City Council:
1. Approve the proposed amendments to The Regina Zoning Bylaw, 2019-19 as outlined in
Appendix A of this report and which will result in reducing the restrictions applicable to cannabis
retail developments within the city.
2. Instruct the City Solicitor to prepare the necessary bylaw to give effect to the recommendations,
to be brought forward to the meeting of City Council following approval of the recommendations
by Council and the required public notice.
3. Remove items CR18-49 and RPC20-24 from the Outstanding Items list.
4. Approve these recommendations at its meeting on October 13, 2021.
ISSUE
Zoning regulations for cannabis retail have been in place for approximately three years in Regina.
This report is a follow-up to the update to City Council at their June 9, 2021 meeting in report CR2197, which included an update on how the zoning regulations are performing for cannabis retail
stores.
The proposed amendments are provided for approval in Appendix A. These are in addition to the
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bylaw amendments approved at the September 15, 2021 City Council meeting.

IMPACTS
Policy/Strategic Impact
The recommendations of this report are consistent with the following policies from Design Regina:
The Official Community Plan Bylaw No. 2013-48 (OCP):
12.2 Minimize regulatory barriers to economic growth to the greatest possible extent while
balancing the needs and aspirations of all Regina residents, fee-and taxpayers, and the
sustainability of the city.
12.5.1 Identifying and leveraging opportunities to expand existing industries.
12.5.2 Identifying and encouraging the development of new economic opportunities.
The recommendations support the above OCP policies to foster and expand economic opportunities
and have clear regulated processes.
OTHER OPTIONS
Alternative options would be:
1. Approve the amendments in part by removing individual proposed amendments from the bylaw
(amendments numbered separately in Appendix A to allow for ease of reference).
2. Refer the report back to Administration. Should City Council have specific concerns with the
report and proposed amendments, it may refer the report back to Administration and direct that it
be reconsidered by Regina Planning Commission or brought directly back to Council following
further review by Administration.
3. Deny the proposed amendments.
COMMUNICATIONS
Public notice of the public hearing to be conducted upon consideration of the proposed bylaw
amendments will be given in accordance with The Public Notice Policy Bylaw, 2020. The proposed
amendments and associated City Council meeting will be advertised on CityPage in the Regina
Leader-Post and online at Regina.ca.
A copy of this report was provided to interested parties. Notice of the upcoming City Council meeting
and Council’s decision will also be provided to interested parties.
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DISCUSSION
Background
The City of Regina, like most cities across Canada, took a cautious approach when establishing
zoning regulations in 2018 leading up to federal legalization of cannabis. The primary goal of the
regulations was to keep cannabis stores located away from sites frequented by youth.
Report CR21-97 on June 9, 2021 identified the following challenges and barriers to economic
development with the existing zoning regulations for cannabis retail stores - referred to as ‘Retail
Trade, Cannabis’ within The Regina Zoning Bylaw, 2019-19 (Zoning Bylaw or ‘the bylaw’):
1. Limited Zones – Cannabis retail stores are presently only permitted in six zones, whereas
general retail or ‘Retail Trade, Shop,’ is permitted in 13 mixed-use and industrial zones and
direct control districts.
2. Separation Distance – The Zoning Bylaw requires that new cannabis retail stores be separated
by at least 182.88 metres away from other proposed or established cannabis retail stores and
land uses deemed sensitive to cannabis retail including schools, parks, day care centres,
enclosed rinks, public libraries, and community centres.1 Cannabis stores are prohibited when
located closer than 182.88 metres (600 feet) away from other cannabis stores and sensitive
uses. Under the current regulations, Administration and City Council do not have any discretion
to vary the separation distances.
3. Reciprocal Separation Distance – Regina is the only municipality in Canada that
Administration is aware of that established a reciprocal buffer, meaning that proposed schools,
parks, day care centres, enclosed rinks, public libraries, and community centres must also be
separated from established cannabis stores.
Item #3 above (reciprocal separation distance) was recently addressed separately by City Council
on September 15, 2021 through Bylaw 2021-55. As a result, there is no longer a reciprocal
separation distance in the bylaw.
The limited number of zones that permit “Retail Trade, Cannabis” in combination with the current
separation distances that restrict a new cannabis retail use from being developed in proximity to an
established use that falls within the defined sensitive uses and the absence of the ability for the City

1

The sensitive land uses that proposed cannabis stores must separate from are places frequented by youth and
other cannabis stores. They are defined in the Zoning Bylaw as “Institution Education” (schools), “Open Space
Active” (parks), “Institution Day Care” (daycare centres),” Institution Community” (enclosed rinks, public libraries
and community centres) and “Retail Trade Cannabis” (cannabis stores). Within the downtown, cannabis retail
stores are only required to separate from other cannabis stores and not the other sensitive land uses applicable to
other zones where Retail Trade, Cannabis is permitted.
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to use discretion to consider unique characteristics of sites, has resulted in limited remaining sites
that could accommodate the cannabis stores. Appendix B-1 shows the current zones that permit
cannabis stores and cannabis separation distances in the Zoning Bylaw. This map is provided for
illustration purposes only.2
Proposed Changes
As noted in CR21-97, the legal cannabis retail industry is having a positive economic impact in
Regina and allowing more legal stores to open will cut into the black market. Therefore,
Administration recommends Zoning Bylaw amendments to improve economic opportunities for
cannabis retail.
Proposed changes include3:
1. Increasing the number of zones that permit cannabis stores from six (6) to thirteen (13) zones
consistent with how the Zoning Bylaw permits general retail, including liquor stores.
2. Reducing the required separation distance of proposed stores to sensitive land uses from 182.88
metres to 60 metres. A 60-metre separation distance will ensure that cannabis stores are not
located on the same block or directly across a local street from another cannabis store or
sensitive use. The City of Saskatoon’s zoning bylaw applies a 60-metre separation distance
between proposed cannabis stores and sensitive uses. Administration proposes to adopt this
reduced separation distance between sensitive uses while also applying it between cannabis
stores. A reduced separation distance in addition to increasing the number of zones that permit
cannabis stores as per #1 above, will remove regulatory barriers and encourage the
development of new economic opportunities in accordance with the OCP’s economic
development policies.
3. Adding a provision that will allow the City to evaluate proposed cannabis stores that are within
60-metres from another store or sensitive through a discretionary use application. Through
discretionary use the City will be able to consider the location and visibility of the proposed store

2

The maps attached as Appendix B-1 and B-2 may be used as a guide but should not be used for investment
purposes as they are not comprehensive and are subject to change. For example, the map may be missing recent
applications to the City that came in after the report was written and day care centres are not included on the map.
Administration checks for any day care centres in proximity to a proposed cannabis store during the development
permit review using a provincial database.
3
Numbering in this list does not correspond to the numbering of proposed amendments in Appendix A.
4
Bylaw 2021-44 introduced Zoning Bylaw amendments to delegate discretionary use authority to the Development
Officer. Evaluation criteria that trigger the need for Council’s consideration include any application that: i) is located
within 30 metres of a residential property; and ii) will increase intensity or generate impacts beyond the site; or iii)
any that raises significant public concern as determined by the Development Officer; or iv) any application that the
Bylaw or the OCP specifically states that Council’s consideration is required or that the Development Officer deems
will require Council’s attention due to potential impacts on the community.
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to nearby sensitive uses. For example, a proposed store may be closer than 60 metres to a
sensitive use such as a park, but not be visible from the park because there are other buildings
blocking the view. Like other types of discretionary use, Administration (Development Officer)
has the delegated authority to approve unless the evaluation criteria for delegation of
discretionary uses in the Zoning Bylaw trigger the need for Council’s consideration.4
4. Housekeeping improvement to consolidate the cannabis regulations into Chapter 1 of the Zoning
Bylaw to reduce redundant text found throughout each applicable zone.
5. Minor changes to clarify that, for the sake of separating cannabis from schools, post-secondary
and adult learning are exempt.
6. Providing some flexibility and clarity with respect to the types of open space (parks) that
cannabis stores must separate from.
Administration believes the changes summarized above and listed in Appendix A will significantly
improve the cannabis retail regulations. The map in Appendix B-2 is provided for illustrative
purposes to visualize what the recommendations would look like with increased permissive zones to
13 and reduced separation distances to 60 metres.
A jurisdictional review of other Western Canadian cities was undertaken to compare zoning rules
and the number of stores per city (Appendix C).5 Of the cities researched, the proposed
recommendations most resemble Saskatoon’s zoning regulations that apply a 60-metre separation
distance between proposed cannabis stores and sensitive uses and allows for discretionary use
when closer than the required distance to consider unique circumstances with the site location and
visibility. The City of Saskatoon has retained a 160-metre separation distance between cannabis
stores.
Of the cities researched in Appendix C, only the City of Winnipeg has amended their regulations for
cannabis retail following implementation of their original regulations. The City of Winnipeg has
recently removed any separation distances for cannabis retailers to treat it no differently than other
forms of retail.

Stakeholder Consultation
The proposed changes were sent to a variety of stakeholder groups for review and comment. A
stakeholder contact list (interested parties) of 113 individuals and groups was consulted on the
proposed changes notified, which included the following:

5

There were fourteen fully licensed cannabis stores by SLGA in Regina at the time this report was written. There
were also an additional eleven applications that are either under review by the City or that have development
permits issued and are awaiting final approval by SLGA.
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1. Existing cannabis retail operators and applicants of proposed stores;
2. Individuals or groups who have inquired about opening stores;
3. Individuals who requested to be interested parties or those who submitted service requests to
the City about cannabis;
4. Organizations and agencies with an interest in the regulations such as the Downtown and
Warehouse Business Improvement Districts (BIDs), Economic Development Regina and the
Regina Realtors Association;
5. Saskatchewan Liquor & Gaming Authority (SLGA);
6. Public and separate school boards;
7. Ministry of Education, Early Years Branch; and
8. Community Associations.
The stakeholders represent individuals or groups that may be directly or indirectly impacted by the
cannabis regulations such as those in the industry, those who are simply interested in the outcome,
and organizations representing sensitive land uses.
Out of the 113 individuals and groups who were sent the proposed changes, Administration received
comments from seven stakeholder groups:
1. Two existing cannabis retailers expressed concerns with relaxing the zoning regulations,
believing these changes could result in a saturated market and negatively impact their
businesses. Both retailers recommended the City of Regina should maintain a tightly regulated
framework by keeping the 182.88 metre separation distance while one of them expressed
support for introducing the discretionary use as an option to consider unique sites.
2. Two groups representing developers provided written support for the changes – particularly the
proposed discretionary use tool as an option. Support was also expressed for improvements to
separating from schools and parks.
3. Two groups interested in developing a day care centre expressed support for removal of the
reciprocal buffer (addressed separately in bylaw 2021-55).
4. The Cathedral Community Association responded that they have no comments or concerns with
the proposed changes.
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DECISION HISTORY
On August 27, 2018, City Council passed Bylaw 2018-41, The Regina Zoning Amendment Bylaw,
2018 (No. 18) to incorporate land use regulations regarding cannabis retail stores. (CR18-49)
On August 25, 2020, City Council approved Zoning Bylaw amendments to better align the City’s
processes with SLGA processes. The amendments clarified that applicants for cannabis retail stores
must provide written confirmation that they have been pre-approved by SLGA for a cannabis license
before applying to the City for a development permit and building permit (CR20-67).
City Council unanimously passed a motion at the August 11, 2021 meeting of Council to amend the
Zoning Bylaw to remove the reciprocal separation distance for proposed sensitive uses to
established cannabis stores. Bylaw 2021-55 brought the amendments into effect on September 15,
2021.
Respectfully Submitted,

Respectfully Submitted,

Prepared by: Michael Cotcher, Senior City Planner

ATTACHMENTS
Appendix A - Proposed Cannabis Retail Zoning Amendments
Appendix B-1 Map Current Separation Distances for Cannabis Stores
Appendix B-2 Map Recommended Separation Distances for Cannabis Stores
Appendix C - Jurisdictional Comparison
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Appendix A
Proposed Zoning Amendments – Retail Trade, Cannabis
No.

Affected Zones or Section

Existing Regulation

Proposed Regulation

Rationale

Category

1

Mixed-Use: ML, MH, MLM, OA

Regulations related to the required
separation distances are
duplicated in each applicable zone.

Move cannabis regulations (e.g.,
separation distances) to Chapter 1
and add a reference to Chapter 1
cannabis regulations in each
applicable zone’s specific land use
regulations.

This change will significantly
cut down on redundant text
in the bylaw by avoiding the
need to reference the
separation distances for
every applicable zone.

Housekeeping

(1) A “Retail Trade, Cannabis” land
use may not be established or
enlarged where it is closer than
182.88 metres from any of the
following land uses:

1.6A Specific Development Permit
Requirements for Retail Trade,
Cannabis

(1) No change other than
assigning a number.

Amended
Regulation /
consistency

Industrial: IP, IL, IH

2

Direct Control Districts: DCD-D,
DCD-QP, DCD-CS, DCD-WH, DCDSD, DCD-CBM
Mixed-Use: ML, MH, MLM, OA
Industrial: IP, IL, IH
Direct Control Districts: DCD-D,
DCD-QP, DCD-CS, DCD-WH, DCDSD, DCD-CBM

(a) another “Retail Trade,
Cannabis”;
(b) “Assembly, Community”;
(c) “Institution, Education”;
(d) “Institution, Day Care”; or
(e) “Open Space, Active”.
(2 ) The measurement required in
(1) shall be:
(a) a straight line, measured from
the nearest point of the portion of
the building used or proposed to
be used for the “Retail Trade,
Cannabis” to the nearest portion of
the lot with any of the land uses
mentioned in (1); and
(b) assessed as of the date of
receipt of a complete application as
determined by the Development
Officer.

(1) In addition to the requirements
of section 1.2, every application for
a development permit for a “Retail
Trade, Cannabis” land use must:
(a) identify and include the
consent of the property owner; and
(b) include written confirmation, in
a form satisfactory to the
Development Officer, verifying that
the applicant has completed the
initial application for a cannabis
retail store permit from the
Saskatchewan Liquor and Gaming
Authority.
(2) Subject to subsection (8) and
notwithstanding any other
provision of this Bylaw, no
development permit may be issued
for a Retail Trade, Cannabis land
use where said use is or, once
established, will be closer than 60
metres from any of the following
land uses:

(2) The change here is to
reduce the separation
distance of proposed
cannabis stores from 182.88
metres to 60 metres. The
current separation buffers
have proved to be excessive
as they sterilize most sites in
Regina from allowing
cannabis stores. The change
is supported by the fact that
legalization of cannabis is
having a positive economic
impact and cutting into the
black market.
(3) No change
(4) The changes would allow
for existing cannabis stores
to be enlarged regardless of
whether a sensitive land use
is within 60 metres. With the
proposed removal of the
reciprocal buffer there could

Appendix A
No.

Affected Zones or Section

Existing Regulation

Proposed Regulation

Rationale

(a) another “Retail Trade,
Cannabis”;
(b)“Assembly, Community”;
(c)“Institution, Education”;
(d)“Institution, Day Care”; or
(e)“Open Space, Active”.

be a scenario where a
sensitive land use chooses to
located closer than 60
metres to an existing
cannabis store. This change
will avoid a situation where
the unit cannot expand.

(3) The measurement required in
subsection (1) shall be:
(a) a straight line, measured from
the nearest point of the portion of
the building used or proposed to
be used for the “Retail Trade,
Cannabis” to the nearest portion of
the lot with any of the uses
identified in subsection (1); and
(b) assessed as of the date of
receipt of a complete application as
determined by the Development
Officer.
(4) Notwithstanding any other
regulation in this Bylaw,
additions/enlargements of existing
Retail Trade, Cannabis are exempt
from subsection (2).
(5) For the purpose of separating
“Retail Trade, Cannabis” from
“Community Assembly” uses, the
uses to which the separation
applies are limited to enclosed
rinks, public libraries and
community centres.

(5) Moving the regulations
related to “Assembly,
Community” out of the
definitions to the same
location as other cannabis
retail regulations for
consistency.
(6) This change clarifies that
cannabis stores must only
separate from schools where
youth are students such as
elementary schools and high
schools (public or private).
This meets the original
intent of the 2018
regulations to consider
places and uses that are
frequented by youth as
sensitive to where cannabis
retail locates.
(7) The definitions of “Open
Space” and “Open Space,
Active” in Chapter 2 are
broad to cover most open
space in the city. It means
that most open space needs
to be separated from

Category

Appendix A
No.

Affected Zones or Section

Existing Regulation

Proposed Regulation

Rationale

(6) For the purpose of separating
“Retail Trade, Cannabis” from
Institution, Education” uses, the
uses to which the separation
applies exclude post-secondary
institutions and adult learning.

cannabis retail regardless of
whether or not the open
space is truly active or
frequented by youth. This
change will allow some
flexibility to better assess
the function of the existing
open space in proximity to a
proposed cannabis store.

(7) For the purpose of separating
“Retail Trade, Cannabis” from
“Open Space, Active” uses, the uses
to which the separation applies are
limited to designated municipal
parks and any Open Space, Active
that incorporates playground
equipment or developed athletic
fields.
(8) A development permit may be
issued for a Retail Trade, Cannabis
land use where the use is or, once
established, will be closer than 60
metres from any use identified in
subsection (2), if approved as a
discretionary use in accordance
with this Bylaw.
3

Mixed-Use: ML, OA

Retail Trade, Cannabis is permitted
in the following zones:

Industrial: IP, IL, IH
Direct Control Districts: DCD-QP,
DCD-SD, DCD-CBM

Mixed-Use: MH, MLM
Industrial: IL – only when located
within the boundaries of Regina’s
Old Warehouse Business
Improvement District as defined by
Bylaw 2003-15

Add Retail Trade, Cannabis as a
permitted use to the following
zones (same row as Retail Trade,
Shop) in addition to existing zones
where it is permitted: ML, OA, IP,
IL, IH, DCD-QP, DCD-SD and DCDCBM

Category

(8) The discretionary use
tool is recommended as an
option to consider
applications for proposed
cannabis stores that are
within 60 metres by
considering the location and
visibility of the proposed
unit to sensitive land uses.
The City of Saskatoon’s
Zoning Bylaw uses this
approach.

There are limited available
zones and sites where
cannabis stores can locate
under the current
regulations. This change will
open development
opportunities by permitting
cannabis stores in the same
zones as general retail,
including liquor stores,
categorized as ‘Retail Trade,

Amended
Regulation

Appendix A
No.

Affected Zones or Section

Existing Regulation

Proposed Regulation

Rationale

Add to all applicable land use
tables where Retail Trade,
Cannabis is permitted:

Shop’ in the bylaw. Allowing
the use in more zones will
result in greater dispersal of
the use to additional
commercial, mixed-use and
industrial areas to cover
different markets rather
than concentrating into a
few different areas.
This change is needed in
conjunction with proposed
regulation 1.6A(8).

Direct Control Districts: DCD-D,
DCD-CS, DCD-WH

4

Mixed-Use: ML, MH, MLM, OA
Industrial: IP, IL, IH
Direct Control Districts: DCD-D,
DCD-QP, DCD-CS, DCD-WH, DCDSD, DCD-CBM

Retail Trade, Cannabis is a
permitted use in the zones listed
above and a discretionary use in
the following zones when
exceeding a size threshold:
IL zone (within the Old Warehouse
District) at 3,000 m2 or above
DCD-CS (Transition Area Arterial –
Table 6E.T2(e)) when more than
300 m2
DCD-WH when more than 500 m2

Permitted when proposed unit is
60 metres or more away from any
use identified in subsection 1.6A
(2).
Discretionary when proposed unit
is closer than 60 metres from any
use identified in subsection 1.6A
(2).

Currently the Retail Trade,
Cannabis use is prohibited
where the proposed unit will
not meet the required
separation distance to
identified sensitive land
uses. This means there is no
ability for City Council to
consider the visibility,
location, and other impacts
on nearby uses to potentially
vary the distance. The
discretionary use tool is
recommended as an option
for the City to consider
applications for proposed
cannabis stores that are
within 60 metres by
considering the location and
visibility of the proposed
unit to sensitive land uses.
The City of Saskatoon’s
Zoning Bylaw uses this
approach.

Category

Amended
Regulation

Appendix A
No.

Affected Zones or Section

Existing Regulation

Proposed Regulation

Rationale

Category

5

Chapter 1 - Administration

None

Add the following regulation to
section 3.5 (review criteria for
discretionary uses):

This change allows for
discretionary uses to
consider applications for
proposed cannabis stores
that are within 60 metres by
considering the location and
visibility of the proposed
unit to sensitive land uses.
The City of Saskatoon has
this approach in their zoning
bylaw.

Amended
Regulation

Regulations regarding
cannabis are moved to
Chapter 1 where the other
Retail Trade, Cannabis
regulations will be located
for consistency.

Consistency

3.5A Review Criteria for Retail
Trade, Cannabis Discretionary
Uses

6

Chapter 2 - Definitions

“Assembly, Community” means a
land use where members of the
general public may gather for
community, educational, or
cultural activities. This is restricted
to rinks, libraries and community
centers as identified by Council to
be separated from the “Cannabis”
land use. Excludes the “Assembly,
Adult”, “Assembly, Recreation”,
“Assembly, Religious”, “Assembly,
Range” land uses and land uses
defined in non-Assembly land use
classes.

The evaluation of discretionary use
applications for Retail Trade,
Cannabis will be evaluated based
on the location and visibility of the
proposed Retail Trade, Cannabis
unit from identified sensitive land
uses located within 60 metres. For
example, the presence of physical
barriers, visual connection
between land uses, or the specific
use made of the separated land use
having regard for “presence of
youth” will be considered in the
review process.
“Assembly, Community” means a
land use where members of the
general public may gather for
community, educational, or
cultural activities. Excludes the
“Assembly, Adult”, “Assembly,
Recreation”, “Assembly, Religious”,
“Assembly, Range” land uses and
land uses defined in non-Assembly
land use classes.
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Note:
- For the purpose of this map, all buffers are generated for 60.00 metres from the property line.
- This map is intended for illustrative purposes only. Information and locations provided on map are approximate and therefore may not
be accurate. Please refer to the Regina Zoning Bylaw 2019-19 for the most up to date regulations with respect to Retail Trade, Cannabis
and separation distance from specific land uses.
- Pro
J
� d�Re;;;ta�i!,.;1T1J;ra�d�e�ca�n:llnail!b1J.S
� �imi� �o�f _Jl;l"-,'l: <:_geo;,;se
;r: x
i i,lt�o.'j�a,l��!2ill��
if confirmed through the development permit review
-�

-

STATUS
-DP & SLGA APPROVED (10)
PENDING SLGA PERMIT (g)
-PENDING DP PERMIT (7)
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-ACTIVE, OPEN SPACE
OTHER FEATURES
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database at the following for licensed day care centres:
https://www.saskatchewan.ca/residents/family-and-social
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Appendix C
Jurisdictional Comparison of Cannabis Retail Stores

City
(By Size)

Regina
Population 239,395

Saskatoon
Population 281,040

Kelowna
Population 143,000

Vancouver
Pop. 701,793

Zoning Regulations (Separation Distances)
A cannabis store must operate at least 182.88 metres from
schools, parks, day care centres, enclosed rinks, public
libraries, public community centres and other cannabis
stores. There is no ability to vary the distance through
discretionary use.
A cannabis store must operate at least 60 metres from
schools, parks, community centres, public libraries and
childcare centres, and at least 160 metres from another
cannabis store.
Council has the ability to approve cannabis stores that are
closer than 60 metres from schools, parks, community
centres, public libraries or childcare centres through a
discretionary use approval process.
A cannabis store must operate at least 150 metres from
elementary schools and select parks and 500 metres from
other cannabis stores and from middle schools/high schools.
A cannabis store must operate at least 300 metres from
schools, community centres, neighbourhood houses and
another cannabis store.
The Planning Director has discretion in issuing development
permits for cannabis stores based on a public notice and
whether any public youth facilities are brought to the
attention of the city.

Approved Stores

14 retail stores (or 1
store per 17,100
people).

28 retail stores (or 1
store per 10,037
people).

10 retail stores (or 1
store per 14,300
people).

54 retail stores (or 1
store per 12,996
people).

Winnipeg
Pop. 770,078

The City of Winnipeg recently removed separation distances
from their bylaws. They are now treated no differently than
other forms of retail. Previously a cannabis store had to
operate at least 100 metres from schools and provincial
health care facilities or land designated as municipal reserve
or school reserve land.

66 retail stores (or 1
store per 11,668
people).

Edmonton
Pop. 1,036,638

A cannabis store must operate at least 200 metres from
libraries and schools, 100 metres from parks, provincial
health facilities and community recreation facilities, and 200
metres from another cannabis store. The Development
Officer can grant variances to the separation distances with
some exceptions of up to 20 metres between cannabis stores
(i.e. reduce the separation to 180 m to an existing store).

149 retail stores (or 1
store per 6,957
people).

Calgary
Pop. 1,373,298

A cannabis store must operate at least 150 metres from
schools, emergency shelters and parks, and 300 metres from
another cannabis store. A cannabis store can relocate within
300 meters of its existing location if it is not within
separation distance of another store. There is also a
guideline (not a bylaw requirement) that the Development
Authority should not issue development permits for
cannabis stores that are within 30 metres from places of
worship, pawn shops and payday loan stores, or 10 metres
from childcare facilities. Cannabis stores are discretionary
uses in any of the commercial and mixed-use zones where
they are allowed. Separation distances can be varied by the
Development Authority.

170 retail stores (or 1
store per 8,078
people).

In Ontario, provincial regulations restrict a cannabis retail store from being located within 150 metres of
public and private schools. The Alcohol and Gaming Commission of Ontario enforces this distance buffer
between cannabis retail stores and schools proactively through its licensing and store authorization process.
The definition of schools does not include colleges or universities. The regulations do not establish a
separation distance between cannabis retail stores.

Discretionary Use Application - 5000 E Green Brooks Way - PL202100144
Date

November 3, 2021

To

Regina Planning Commission

From

City Planning & Community Development

Service Area

Planning & Development Services

Item No.

RPC21-65

RECOMMENDATION
Regina Planning Commission recommends that City Council:
1. Approve the discretionary use application for the proposed development of “Building,
Planned Group” and “Planned Group” located at 5000 E Green Brooks Way in the Greens on
Gardiner Subdivision, subject to compliance with the following development standards and
conditions:
a)

The development shall be generally consistent with the plans attached to this report as
Appendix A-3.1 and A-3.4, prepared by Newrock Developments Inc. and dated
January 26, 2021.

b)

Except as otherwise specified in this approval, the development shall comply with all
applicable standards and regulations in The Regina Zoning Bylaw, 2019.

2. Authorize the Development Officer to issue a development permit with respect to the
application, upon the applicant making payment of any applicable fees or charges and
entering into a development agreement if one is required.
3. Approve these recommendations at its meeting on November 10, 2021, following the
required public notice.
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ISSUE
The Applicant, Newrock Developments Inc., proposes to develop a group of townhouses and
stacked townhomes on the subject property. The proposed building form is defined as “Building,
Planned Group” and the land use is described as a “Planned Group”, both of which are discretionary
in the RH - Residential High-Rise Zone. The proposal includes a total of six buildings with 81 two
and three-bedroom dwelling units.
All properties in the City of Regina are assigned a zoning designation under The Regina Zoning
Bylaw, 2019 (Zoning Bylaw). Within each zoning designation, land-use can be permitted, prohibited
or discretionary. Discretionary use applications require a public and technical review; consideration
and recommendation by the Regina Planning Commission and consideration and approval by City
Council to proceed.
This application is being considered pursuant to The Planning and Development Act, 2007 (The
Act); Design Regina: The Official Community Plan Bylaw No. 2013-48 (OCP) and the Zoning Bylaw,
including suitability based on the prescribed evaluation criteria for discretionary uses established in
Part IE.3. The proposal has been assessed and is deemed to comply with all applicable policies,
regulations and standards.
Pursuant to subsection 56(3) of The Act, City Council may establish conditions for discretionary
uses based on the nature of the proposal (e.g., site, size, shape arrangement of buildings) and other
aspects of site design.
IMPACTS
Financial Impacts
The Applicant will be responsible for the cost of any new, or changes to existing, infrastructure that
may be required to directly or indirectly support any proposed development that may follow, in
accordance with City of Regina (City) standards and applicable legal requirements.
Accessibility Impacts
The development requires one accessible parking stall. The proposal provides three, which meets
the minimum requirement.
Environmental Impact
City Council set a community goal for the City of Regina of achieving net-zero emissions and
sourcing of net-zero renewable energy by 2050. In support of this goal, City Council asked
Administration to provide energy and greenhouse gas implications of recommendations so that
Council can evaluate the climate impacts of its decisions. The proposed application involves the

Page 2 of 8

RPC21-65

-3-

construction of a high-density residential development. Although difficult to quantify at this stage,
high density developments generally have positive effects in the reduction of energy consumption
and associated greenhouse gas (GHG) emissions.
Also, the proximity between the proposed development and a school helps decrease the commuting
distance for students living in the proposed townhouses. In addition, reduced commuting distances
can lead to more active modes of transportation. As result, this will translate into a decrease in GHG
emissions that would have been generated from vehicle trips and longer commuting distances.
Transportation:
High level transportation impacts were reviewed and were accounted for through an amendment to
the Greens on Gardiner Concept Plan and zoning in 2014. At the time of the traffic review in 2014
the subject site was planned for high density residential development, which is not changing through
this application, therefore it was determined no additional technical evaluation of the traffic impacts
was required during the assessment of this proposal. Transportation review at the site-specific
design stage will consider access and egress locations to ensure standards are met and are
optimally located. Through the review of the application, and in response to public feedback, the
main access to the site was relocated from Green Brooks Road to Primrose Green Road. This will
transfer some local traffic away from the traffic associated with École Wascana Plains School and
École St. Elizabeth School, where there is already some congestion. This relocation was deemed
satisfactory by Administration.
Policy/Strategic Impact
The proposed development does not conflict with any OCP policies and is consistent with the
following OCP goals/policies:


Section D6-Housing, Goal 3 – Diversity of Housing Forms: Increase the diversity and innovation
of housing forms and types to support the creation of complete neighbourhoods across Regina.



Section D11 Social Development, Goal 3 – Community Security: Ensure that Regina is a safe
community where everyone feels secure in their homes and neighbourhoods
o 13.12: Promote health and safety by embracing the principles of Crime Prevention
through Environmental Design (CPTED).

Administration recommends in favour of the application as the proposed development aligns with the
OCP, associated land uses in the Green on Gardiner Concept Plan and associated RH - Residential
High-Rise Zone assigned to the site.
A complete neighbourhood is a cohesive mix of low, medium and high-density development
supported by other amenities, schools and commercial developments. Neighbourhood development
policies require a mix of residential types in all neighbourhoods. Family-oriented residential
development near a school promotes walking to school rather than requiring bus or vehicle
transportation.
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OTHER OPTIONS
Alternative options would be:
1. Approve the application with specific amendments to the plan.
2. Refer the application back to Administration. If City Council has specific concerns with the
proposal, it may refer the application back to Administration to address or make additional
recommendations and direct that the report be reconsidered by Regina Planning Commission
or brought directly back to Council following such further review. Referral of the report back to
Administration will delay approval of the development until the requested information has
been gathered or changes to the proposal have been made.
3. Deny the application. Subject development will not proceed on the subject property if City
Council rejects the application. If Council defeats or does not move a recommendation to
approve (with or without conditions), Council must consider an alternate motion to reject the
application. The motion must include the reasons for the denial based on the evaluation
criteria.
COMMUNICATIONS
The applicant and other interested parties will receive a copy of the report and notification of their
right to appear as a delegation at the Council meeting when the application will be considered.
Public notice of City Council’s consideration of this application will also be given in accordance with
The Public Notice Policy Bylaw, 2020. The Applicant will receive written notification of City Council’s
decision.
DISCUSSION
Proposal
The Applicant proposes a group of townhouses and stacked townhomes (i.e. “Building, Planned
Group” and “Planned Group”) on the subject property. The property is zoned RH - Residential HighRise Zone, in which the building type and land use is a discretionary use. The proposal includes a
total of six buildings with 81 two- and three-bedroom dwelling units.
Discretionary Use Analysis
Pursuant to section 56 of The Act, a discretionary use decision to approve, reject, or approve
subject to development standards or conditions must be in accordance with, and supported by the
Zoning Bylaw. Section 1E.3.5 of the Zoning Bylaw specifies criteria by which all discretionary uses
must be evaluated. Generally, in exercising its discretion, Council’s decision with respect to
discretionary use applications must be evaluated based on:
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consistency of the proposed use with the OCP;
consistency of the proposed use with other policy documents with emphasis on land use and
intensity, and impact on public facilities and infrastructure and services;
consistency of the proposed use with the Zoning Bylaw; and
potential adverse impacts or nuisances affecting nearby land, development, land use,
property, neighbourhood character, the environment, traffic, public right-of-way, and other
matters of health and safety.

Furthermore, all discretionary use applications must consider any criteria particular to the
discretionary land use (or building type) as specified in the Zoning Bylaw and be consistent with the
Statements of Provincial Interest Regulations. Council may prescribe specific development
standards or conditions of approval only if they are necessary to secure the objectives of the Zoning
Bylaw with respect to the size, shape, and arrangement of buildings or site; accessibility and traffic
patterns of people or vehicles; mitigation of noxious or offensive emissions (i.e., noise, dust, glare,
odour); and treatments to landscape, parking, open spaces, lighting, signs, excluding material or
architectural detail.
The application was considered for suitability based on the additional prescribed evaluation criteria
for discretionary uses as set out in the Zoning Bylaw section 1E.3. Based on Administration’s
assessment, the application is consistent with all criteria, particularly with respect to land use and
policy regulations. The following key factors were considered in the evaluation:






The proposed land use is consistent with the Greens on Gardiner Concept Plan, which
identifies the site for high density residential, as the development is a mixture of row and
stacked dwelling unit types.
The design of the site and orientation of buildings is compatible with surrounding planned
land uses and was contemplated at the time of neighbourhood design.
The development type is complementary and supportive of neighbourhood amenities, such
as commercial and the school.
Vehicular site access meets requirements. The primary vehicle access has been relocated to
Primrose Green Drive, which will reduce the potential local traffic in proximity to the school.
There are no particular factors affecting public nuisance or matters of health and safety to be
addressed by this application.

Zoning and Land Use
The Zoning Bylaw classifies the use as “Planned Group” and “Building, Planned Group”. The
property is zoned RH – Residential High-Rise Zone, in which “Planned Group” and “Building,
Planned Group” is discretionary.
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Land Use Details
Zoning

Existing
RH – Residential HighRise Zone
Vacant Lot

Proposed
No change

Number of Dwelling

Vacant Lot

“Planned Group” /“Building,
Planned Group”
81

Zoning Analysis
Min. Lot Area (m2)
Lot Frontage (Min)
Front Setback
Rear Yard Setback
Side Yard Setback
Flankage Side Yard
Interior Side Yard

Required
2,400
14.6
4.5
5

Proposed
12,025
84.6
6.0
6.0

0.45
1.2

3.7
6.0

50% (3,950 m2)
3
20
81 (One per dwelling)
15%

31% (3725.5 m2)
1.38
9.75
118 (1.45 per dwelling)
37% (4,398 m2)

Land Use/ Building Type

Maximum Lot Coverage
Maximum Floor Area Ratio
Maximum Height (meter)
Number of Parking Stalls
Total Landscape Area

The site was previously zoned as R6 - Residential Multiple Housing Zone under
City of Regina Zoning Bylaw No. 9250 (prior to 2019), which prescribed a residential density greater
that 50 units/ha; the zone was typically developed with low rise apartments (less than 13m) or
townhouse type development. The proposed development conforms to the previous and current
Zoning Bylaw and has a proposed building height of 9.75 meters. Based on the comparison with the
previous Zoning Bylaw, there are no changes to the zoning regulation. Similarly, there are no
changes to the anticipated density and the traffic assumptions from the original concept plan
approval dated July 28, 2014.
Other aspects of the proposed development, including landscaping, conforms with the Zoning
Bylaw. The surrounding land uses are medium-density residential to the north, vacant lot to the
west, low-density residential to the east and school to the south. The subject development complies
with the Greens on Gardiner Concept Plan (Appendix A-4) as the area is categorized as highdensity residential land.
The Zoning Bylaw requires a total of 81 on-site parking stalls (one per dwelling), whereas a total of
118 stalls (1.45 per dwelling) will be located within the development. None of the proposed buildings
have direct driveway access to the adjacent streets, and it is anticipated there will be negligible loss
of existing on street parking. Both Public and Catholic School Boards initially highlighted concerns
related to potential traffic impact from the development. However, based on the feedback the
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applicant has revised the site plan by relocating the main entrance from Green Brooks Way to
Primrose Green Drive to mitigate some of these concerns and follow up with the School Boards has
indicated the concerns have been alleviated.
Community Engagement
In accordance with the public notice requirements of The Public Notice Policy Bylaw, 2020, on
August 19, 2021 neighbouring property owners within 75 metres of the proposed development were
sent written notice of the application and a sign was posted on the subject site on August 24, 2021.
A summary of public comments is attached as Appendix B of this report. Based on the public
feedback received, the applicant revised their site plan which resulted in a relocated access.
Information about the revisions and next steps was sent to all interested parties on October 8, 2021.
Updated information was also published on the City’s website.
Arcola East Community Association (AECA) was included in the circulation of the application.
Following circulation, Administration attempted follow-up contact with the AECA; however,
Administration did not receive a response prior to the deadline for submission of this report.
DECISION HISTORY
On July 28, 2014, City Council approved an amendment to the Greens on Gardiner Concept Plan,
including rezoning this land from UH – Urban Holding to R6 - Residential Multiple Housing Zone to
allow the development of high density residential (CR14-87).
On December 21, 2019, City Council adopted Zoning Bylaw No. 19-19, resulting in the property
being zoned RH – Residential High-Rise Zone.

Respectfully Submitted,

Respectfully Submitted,

Prepared by: Binod Poudyal, City Planner II

ATTACHMENTS
Appendix A -1 (Subject Property Map)
Appendix A-2 (Aerial Map)
Appendix A-3.1 (Proposed Site Plan)
Appendix A-3.2 (Proposed Landscape plan)
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Appendix A-3.3 (Proposed Building Plan)
Appendix A-3.4 (Proposed Building Plan)
Appendix A-4 (Greens on Gardiner Concept Plan)
Appendix B (Public Comment Summary)
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MUNICIPAL ADDRESS: 5000 GREEN BROOKS WAY E
LEGAL DESCRIPTION: PARCEL B, PLAN 102196302 (SEVERANCE IN PROCESS)

Appendix A-3.1
ASPHALT TO CURB HEIGHT
DIFFERENCE 75mm MAX.
SLOPE ASPHALT UP TO
CURB EVENLY OVER
ENTIRE STALL LENGTH

STORM

RH - RESIDENTIAL HIGH-RISE ZONE DEVELOPMENT
STANDARDS FOR DISCRETIONARY USE:
BUILDING, PLANNED GROUP
LAND USE CLASSIFICATION: BUILDING, PLANNED GROUP

PRIMROSE GREEN DRIVE

MIN. 14.6 m

84.6 m

BLDG. HEIGHT

MAX. 20.0 m

10.620 m

SITE COVERAGE
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24%

AMENITY SPACE - 5%
OF TOTAL LOT AREA

601.265 m²
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1.38
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ACCESSIBLE

1.0 SPACES PER
DWELLING UNIT =
81

TOTAL STALLS: 118
AS PER PLAN
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TOTAL STALLS: 18
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Appendix B
Public Consultation Summary
Response

Completely
opposed

Accept if many
features were
different
Accept if one or
more features
were different
I support this
proposal
Other

Number of
Responses

22

3

Issues Identified
Traffic:
- Parking issues around the school area during the
peak hours
- There are already serious concerns surrounding
parking and the traffic load accessing the school
twice per day.
- The development will add more vehicle traffic to
this location.
- Impact to pedestrian traffic mainly the kids walking
to the school.
- Parking overflow from the development
- The development should have ample parking.
- Construction traffic impact
- Lack of parking space around the school
Land Use:
- No more high-density residential development
- Rezone the property to low density residential to
develop Townhomes or single-family homes
instead
- The school already is near full capacity and adding
high density means more people.
- The high risk of adding more high-density housing
with poor infrastructure to ensure local families
have access to city services.
Other:
- Add outdoor skating rink, water park, pool, Park
and activity area for children.
- People living in the apartments are less desirable
and it brings increases the crime level
- Multifamily apartments will lower the value of
single-family homes
- Apartment provides burden to school population
and produce less revenue for local governments.
- Apartments requires more infrastructure
- Build a mini estate
- Make this school drop off parking lot
- Make it a community garden
- building tennis courts or another sporting venue
instead of residential buildings since there are
currently no tennis courts in Greens.
-

1

-

Ample parking onsite for residents.
Low impact to surrounding residential parking

- B2 1. Issue: Impact on property value.
Administration’s Response:
 Administration is not aware of any supporting evidence that suggests there may
be a loss of property value due to the addition of high or medium density
residential development.
 This property was identified for high density development type at the same time
as the surrounding neighbourhood was planned for.
2. Issue: Traffic Impact due to the addition of this development.
Administration’s Response:
 General transportation impacts were reviewed at the time of the amendment
of the Greens on Gardiner concept plan and the zoning of the site in 2014.
 The subject site is planned for high density residential development which has
remained the same since the adoption of the amended concept plan.
 General traffic impacts were previously evaluated, the scope of traffic review
of this application considers only the details of the proposal, such as access
locations, rather than the concept of multi-family residential in this location,
which was reviewed at the time of the Concept Plan approval.
 The applicant has revised the plan by relocating the main entrance from
Green Brooks Way to Primrose Green Drive. This would eliminate vehicles
accessing or exiting the property through Green Brooks Road.
3. Issue: Plan the site for other recreational use or amenities
Administration’s Response:
 The subject property is privately owned and is designated as high-density
residential land.
 Developers of the Greens of Gardiner neighbourhood has already provided the
park and open space (Municipal Reserve/MR) required under the Planning and
Development Act 2007.
4. Issue: Do not build the high density residential / apartment at this location
Administration’s Response:
 The subject site is planned as a High-Density residential land in the Greens on
Gardiner concept plan. Furthermore, the subject property is zoned RHResidential Highrise Zone.
 The proposed development only plans to build townhouses and stacked
townhouses that are less than 10 meter in height.
5. Issue: Do not build the high density residential close to the school.
Administration’s Response:
 A complete neighbourhood is a cohesive mix of low, medium and high-density
development supported by other amenities, schools and commercial.
 Locating medium and high-density residential development close to the school,
major transit route is promoted in urban planning practices.
 This may help reduce peak hour school traffic by encouraging walkability and use
of transit for residents.

- B3 6. There is already a lack of parking near the school. How will this be managed?
 The Zoning Bylaw requires a total of 81 on site parking stalls (one per dwelling)
whereas the development proposes a total of 118 stalls (1.45 per dwelling)
located within the development.
 None of the proposed buildings have direct driveway access to the adjacent
streets thus there is negligible loss of existing on street parking.
 At this time, the City would not anticipate a need for additional parking restrictions
such as designated drop spaces or two-hour parking. However, requests by area
residents can be made to the City to change local parking restrictions.
7.

Can the infrastructure handle this type of high-density development?
 The site is currently zoned as RH- Residential High Rise primarily intended to
allow for High Density Residential development, which typically includes
apartment buildings, or stacked townhouses.
 The City does not anticipate a need for additional servicing requirements.

OCP/Concept Plan and Zoning Bylaw Amendments - 201 Fleet Street PL202100153 & PL202100156
Date

November 3, 2021

To

Regina Planning Commission

From

City Planning & Community Development

Service Area

Planning & Development Services

Item No.

RPC21-66

RECOMMENDATION
Regina Planning Commission recommends that City Council:
1.

Approve amendments to the Fleet Street Business Park Secondary Plan, being Part B.9 of
Design Regina: The Official Community Plan Bylaw No. 2013-48, as outlined in Appendix A-2.

2.

Approve the amended Fleet Street Business Park Phase 1 Concept Plan, as shown in
Appendix A-4.

3.

Approve the application to rezone the proposed parcel MU1, located at 201 Fleet Street and
being a portion of existing Parcel Y, Plan AC6035, Ext 0 and of existing Parcel X, Plan
AC6035, Ext 1, as shown in Appendix A-1, from UH – Urban Holding Zone to PS – Public
Service Zone.

4.

Direct the City Solicitor to prepare the necessary bylaw(s) to give effect to the
recommendations, to be brought forward to the meeting of City Council following approval of
these recommendations and the required public notice.

5.

Approve these recommendations at its meeting on November 10, 2021.
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ISSUE
The City of Regina Real Estate Branch (Applicant) proposes to subdivide and purchase a portion of
land (Subject Property) within the Fleet Street Business Park Secondary Plan area to accommodate
a proposed water distribution facility - reservoir and pump station (Proposed Development). As a
prerequisite for subdivision and development, the Applicant is applying for the following:


Amendment to the Fleet Street Business Park Secondary Plan (Secondary Plan), being Part B.9
of Design Regina: The Official Community Plan Bylaw 2013-48 (OCP), to address transportation
servicing requirements and technical/ administrative matters.



Amendment to the Fleet Street Business Park Phase 1 Concept Plan (Concept Plan) to revise
the land-use and phasing designation of the Subject Property and to adjust the transportation
network.



Amendment to the Regina Zoning Bylaw, 2019 (Zoning Bylaw), by rezoning the Subject Property
from UH – Urban Holding Zone to PS – Public Service Zone. The Proposed Development is a
Permitted Use in the PS – Public Service Zone.

A property owner/developer can submit applications to amend the OCP, Concept Plan and Zoning
Bylaw. These processes require the Regina Planning Commission's (RPC) review and City
Council's approval. These applications include a public and technical review process in advance of
consideration by RPC and Council.
These applications are being considered pursuant to The Planning and Development Act, 2007
(Act), OCP and the Zoning Bylaw. The proposal has been assessed and is deemed to comply with
applicable legislation, policy and regulation.
IMPACTS
Financial Impact
The Applicant will be responsible for the cost of any additions, or changes to existing, infrastructure
that may be required to support the development, directly or indirectly, in accordance with City
standards and applicable legal requirements.
Environmental Impact
City Council set a community goal for Regina to achieve net-zero emissions and sourcing net-zero
renewable energy by 2050. In support of this goal, City Council asked Administration to provide
energy and greenhouse gas implications of recommendations so that Council can evaluate the
climate impacts of its decisions. The recommendations in this report have limited direct implications
on energy consumption and greenhouse gas emissions.
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Policy / Strategic Impacts
The proposal supports the following OCP goals/ policies:


Section B, Goal 2, Policy 1.5: Provide infrastructure that meets expected growth and service
levels, in accordance with financial resources and capabilities.



Section D4, Goal 5, Policy 6.14: Plan and build infrastructure from a long-term perspective
and permit servicing only when aligned with the servicing needs for long-term growth.

The proposed amendments to the Secondary Plan, Concept Plan and Zoning Bylaw align with the
OCP's Growth Map and objectives relating to coordinated growth and the delivery of core services.
The Proposed Development will enhance the City's water network, ensuring it continues to deliver
expected demand and maintain acceptable domestic and fire flow requirements as the City grows.
OTHER OPTIONS
Alternative options would be:
1. Deny the applications to amend the Secondary Plan, Concept Plan, and the Zoning Bylaw.
Denial will result in the Proposed Development not proceeding.
2. Refer the applications back to Administration. If City Council has specific concerns with the
proposal, it may refer the applications back to Administration to address or make additional
recommendations and direct that the report be reconsidered by RPC or brought directly back to
Council following such further review. Referral of the report back to Administration will delay
approval of the development until the requested information has been gathered or changes to
the proposal have been made.
COMMUNICATIONS
The Applicant and other interested parties will receive a copy of the report and notification of their
right to appear as a delegation at the Council meeting when the application will be considered.
Public notice of Council's intention to consider the Secondary Plan, Concept Plan and Zoning Bylaw
amendments will be given in accordance with The Public Notice Policy Bylaw, 2020. The Applicant
will receive written notification of the City Council's decision.
DISCUSSION
Proposal
The Proposed Development will consist of a new City-owned and operated water distribution facility
with a reservoir(s) and pumping station. Some areas east of Ring Road are already experiencing

Page 3 of 6

RPC21-66

-4-

pressure deficiencies during peak hour demand periods. As growth continues, pressure issues are
expected to increase which may result in low water pressure and fire flow concerns. To
accommodate growth in east Regina while maintaining service levels for existing areas, the City’s
Water Master Plan recommends constructing a new pumping station located in the northeast sector.
This new facility will form part of a new "Eastern Pressure Solution" that will enhance the City's
water distribution.
Based on a pre-design study completed in December 2020 by AECOM – consultant retained by the
City to provide engineering services for the Eastern Pressure Solution project – the City has
selected the Subject Property for constructing the Proposed Development. It will have to be
operational by 2025 to accommodate anticipated growth and maintain current service levels.
AECOM has started the detailed design for the Proposed Development and endeavours to issue
construction contracts by Summer 2022. Construction will be spread out over several phases
between 2022 and 2026.
To pursue the Proposed Development on the Subject Property, amendments to the Secondary Plan,
Concept Plan and Zoning Bylaw are necessary.
The Subject Property is intended to be 14.11 hectares in size and located in the southwest corner of
the Fleet Street Business Park Secondary Plan Area. The lands to the west are being used for
industrial purposes (Ross Industrial Park); the CN and CP Rail corridors are directly to the south. As
per the Secondary Plan, the lands to the north and east are undeveloped but identified for future
industrial development.
Secondary Plan Amendment
The Secondary Plan establishes a strategy for accommodating a new industrial park in the city's
northeast sector and was approved by Council in 2014. The Plan Area includes 325 hectares of
land; however, as per Secondary Plan policies, only 20 hectares may be developed as an initial
phase. Further servicing analysis and upgrades to the road networks are required for additional land
to be developed. The Proposed Development represents the first rezoning and development
proposal for the Plan Area, as the proposed initial phase of the industrial park, envisioned by the
landowner in 2014, never occurred.
As per Secondary Plan policy, the Subject Property is designated as “Rail Service District”. At the
time the Secondary Plan was adopted, the intent of the landowner was to develop an intermodal and
warehousing development on lands abutting the railway corridor, including the Subject Property. The
existing designation does not allow for major public facilities; therefore, an amendment to the
Secondary Plan is required by including "public use" as an acceptable land-use within the Rail
Service District.
Additional proposed amendments to the Secondary Plan include:


Removal of the approved Concept Plan from the appendix section of the Secondary Plan, as
Administration was subsequently advised that concept plans should not form part of a
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secondary plan and should be approved separately.


Revisions to transportation and assessment requirements, as a major Phase 1 development
has not occurred, as originally expected, and the Proposed Development is expected to
generate only minimal traffic.

The proposed Secondary Plan amendments are outlined in Appendix A-2 of this report.
Concept Plan Amendment
The Concept Plan identifies a land-use and phasing for the roadway network for future development.
The Subject Property is located outside the current Phase IA designation area identified as an initial
phase. Additionally, an east-west local road planned through the Subject Property interferes with the
Proposed Development. Therefore, the following amendments to the Concept Plan are necessary to
proceed further:


Revise the lands in Phase IA to include the Subject Property, which will allow the
development to proceed immediately (note: this phasing applies only to the lands within the
Secondary Plan and is not related to OCP phasing);



Reconfigure road network to accommodate the Proposed Development while still maintaining
an effective road network for future phases and full build-out.

The existing, approved Concept Plan is included, for reference purposes, as Appendix A-3 of this
report and the proposed new Concept Plan is included as Appendix A-4.
Zoning Bylaw Amendment
The Subject Property is currently zoned UH – Urban Holding Zone, which intends to provide an
orderly transition of undeveloped land to other uses for eventual urban development. The Applicant
proposes to rezone it to the PS -Public Service Zone to recognize its ultimate land-use as public
use permitted in the PS – Public Service Zone. The land-use and zoning related details are provided
in the table that follows:

Zoning
Land Use
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Vacant Land

Proposed
PS – Public Service
Public Use (Eastern Water
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of a new water pump station
and storage reservoirs,
complete with a new water
supply line)
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(m2)

Minimum Lot Area
Minimum Lot Frontage (m)

Zoning Analysis
Required
500
15

Proposed
141,100
23.5

The PS – Public Service Zone is intended to preserve and control areas used, or intended to be
used, by the public for active and passive recreational purposes. While the Proposed Development
does not fulfill a recreational need, it will provide a public service by accommodating a City utility
facility. The PS – Public Service Zone is commonly applied to parcels of land that serve this
purpose.
Community Engagement
Following the public notice requirements of The Public Notice Policy Bylaw, 2020, neighbouring
property owners within 75 metres of the proposed development received written notice of the
application, and a public notification sign was posted on the subject site. Administration did not
receive any comments from the nearby residents.
DECISION HISTORY
On July 28, 2014, City Council approved the Fleet Street Business Park Secondary Plan and Phase
I Concept Plan applications (CR14-84).

Respectfully Submitted,

Respectfully Submitted,

Prepared by: Amar Guliani, City Planner II

ATTACHMENTS
Appendix A-1 _Subject Property Map
Appendix A-2_Policy Revisions
Appendix A-3 - Exisiting Land Use
Appendix A-4_ProposedLandUse
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Appendix A-2
Proposed Amendments to Fleet Street Business Park Secondary Plan (OCP – Part B.9)
Amend Part B.9 of Design Regina, Official Community Plan Bylaw No. 2013-48 as follows:
(deleted policy/ text shown with strikethroughs and new policy/ text shown with bold blue coloured font)

#

Section/
Policy No.

Proposed Amendment

1.

Appendix 5.1

Delete Appendix 5.1

2.

Policy 3.1.2 (a)

Delete Policy 3.1.2(a)

3.

Policy 3.1.2 (d) i

Revise as follows:

4.

Policy 3.3.2 (a)

Should rail service development not be
undertaken, the City may allow light or
medium industrial, or public works/ utilities,
in this area without an amendment to this
Plan being required;
Delete Policy 3.3.2(a)

5.

Policy 3.3.2 (d)

Revise as follows:
As a prerequisite for rezoning and
development approval, for each stage of
Phase I, and for additional phases beyond
Phase I, a traffic impact assessment must be
submitted may be required that
demonstrates, to the City’s satisfaction: the
performance of the proposed internal street
network; impacts on city-wide
transportation networks; required upgrades
(both on-site and off-site) resulting from
increased traffic.

Rationale
Approved Concept Plan currently forms part of
the Secondary Plan as an appendix; however,
current practice is to keep secondary plans and
concept plans separate, as they involve different
approval processes (bylaw versus resolution)
This relates to the concept plan approval issue
addressed in Item #1 of this table
This amendment is necessary to allow “public
use” as an acceptable land-use within the
Secondary Plan policy designation that applies to
the Subject Property (Rail Service District). The
Rail Service District designation does not allow
for major public facilities. Administration
considers this an appropriate land-use addition.
This relates to the concept plan approval issue
addressed in Item #1 of this table

This amendment is necessary because a
significant Phase 1 development has not occurred
as the Secondary Plan originally envisioned and
the Proposed Development is expected to
generate only minimal traffic; therefore, it can be
exempt from submitting a traffic impact
assessment.

#

Section/
Policy No.

6.

Policy 3.3.2 (f) i; ii

Proposed Amendment

Rationale

Revise as follows:
A primary east-west arterial (Redbear
Avenue), which connects Fleet Street with
Prince of Wales Drive, shall be constructed
through the south portion of the plan
area in accordance with the following
requirements:

This amendment is necessary because a
significant Phase 1 development has not occurred
as the Secondary Plan originally envisioned and
the Proposed Development is expected to
generate only minimal traffic; therefore, the
extension of Redbear Avenue can be deferred.

i. The full width of the arterial shall be
constructed within Phase I as part of the
Phase IA development;
ii. The City will require the extension of
Redbear Avenue to Prince of Wales Drive as
part of the Phase IA Phase 1 development;
however, it can be limited to two lanes
within the boundaries of Phase II. Phase II
will require the full construction of the
arterial to its ultimate design solution
(defined below);however, the development
of Phase 1A to facilitate Municipal Utility
requirements, as shown on an approved
concept plan, may, at the City’s discretion,
be exempted from this requirement;
7.

Section 4.1.1

Delete the following from last sentence of
second paragraph:

This relates to the concept plan approval issue
addressed in Item #1 of this table

and will be appended to this Plan.
8.

Policy 4.1.2 (h)

Delete Policy 4.1.2 (h)

This relates to the concept plan approval issue
addressed in Item #1 of this table
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Appendix
(Existing Concept Plan)
Fleet Street Business Park Phase I Concept Plan – Land-Use
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