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Langham Today
Figure 1: Population
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Figure 2: SWOT Analysis
SWOT test analyzes the Town of Langham’s strengths, weaknesses, opportunities,
and threats.
Strengths
•Population
•Dedicated Economic
Development
Department
•Proximity to
Saskatoon
•Located along
Highway 16
•Increased lagoon
capacity

Weaknesses
•Small Economic
Development
department

Opportunities
•Increase
Entreprenuership
•Increase local
businesses
•increased
commmu8nications
from the Town
Office
•Increase meeting
room / small space
rental availability.

Threats
•Due to large
commuter numbers,
Langham competes
with Saskatoon and
Martensville on an
economic scale.
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Figure 3: PEST Analysis
A PEST test analyzes the external political, economic, socio-cultural, and
technological factors that affect Langham and the community’s activities.
Political
• Tax rates
comparable to
Saskatoon,
Martensville,
Warman,
Dalmany
• Strong Ecnomic
Devellopment
Associations
such as SREDA,
SEDA, SRHBA.

Economic

Socio-cultural

• Langham's Rate
of Employment
69.9%
• Large
Opportunity for
Commercial
Businesses
• Higher median
income than
provincial
median income
• Growing
Population
• Large Agriculture
Sector

• Younger Age
Demographic
(25-34 years is
most populated
age category)
• Large commuter
base

Technological
• Social Media
• Website
• Townfolio
• SquareOne
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Langham’s Priorities
Goals, Objectives, Processes
The Town of Langham’s economic priorities are:
1.
2.
3.
4.

Business Retention
Business Attraction
Marketing Langham
Population Attraction

Priority 1: Business Retention
Description: Langham has a diverse range of businesses that come with different determinants for
success. It is important that the Town understands these determinants and acknowledges the importance
of supporting local businesses.
Goals:
a.
b.
c.
d.

Welcome Wagon
Passport to Langham
Develop and Maintain Communication with Business Community
Re-Invest in Langham

Welcome Wagon
•Meet all new business owners within a month of opening.
•Timeline: Ongoing

Passport to Langham
•Host an annual event that showcases and represents businesses and industries local to Langham.
•Timeline: Annually

Develop and Maintain Communication with Business Community
•Maintain bi-monthly meetings and communications with Interangency
•Maintain a virtual incubator that increases community awareness of local businesses (Shop Langham)
•Have a town representative attend local events
•Share economic reports with council
•Timeline: Monthly

Re-Invest in Langham
•Investing in training local population.
•Increasing oppurtunities to hire local population (and utilizing options such as Canada Jobs Grant, Young Canada Works,
Saskatchewan Immigration Program – International Skilled Worker Program ,etc.)
• Host a shop local campaign
•Encourage and maintain Mainstreet Corridor Development
•Infill campaigns
•Timeline: Annually
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Priority 2: Business Attraction
Description: Attracting businesses to locate in Langham creates more job opportunities for the region,
grows local tax base (reinvesting and conserving tax dollars), increases job diversity and prosperity,
reduces environmental impact, and creates a destination.
Goals:
e.
f.
g.
h.
i.

Incentives
Town of Langham Land Bank
Desired Businesses and Amenities
Business Leads
The Langham Advantage

Incentives
•Business Property Tax Concession Policy (Policy 510-TAX-001)
•Housing Contract Incentive (Policy 560-DEV-001)
•Development Levy Bylaw (Appendix A)
•Infrastructure Master Plan (Appendix B)
•Timeline: Ongoing

Land Bank
•The Town of Langham is researching the feasibility of owning a land bank to reduce market barriers
•Timeline: Q1 2021

Desired Businesses and Amenities
•Surveys (2019) indicate that residents desire amenitities include a recreation facility, a chain restaurant, a
dog park and a CO-OP grocery store.
•The Town shares their desired businesses on Townfolio as the need for certain businesses arise
•Timeline: Ongoing

Leads
•The Town aims to create valuable connections with potential business owners and developers through
networking, advertising, and tradeshows.
•Timeline: Annually

The Langham Advantage (2019)
•The Langham Advantage is an information package created to inform potential businesses and customers
about the opportunities available in Langham. The package includes a Host Guide and development guides
inlcuding an Investors Guide and a guide on how to open a new business in Langham. (Appendix C)
•Timeline: Ongoing
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Priority 3: Marketing Langham
Description: A sound marketing strategy attracts potential businesses, populations, and attractions to the
Town of Langham. The Marketing Plan will include the following goals:
Goals:
j.

Marketing Plan
i. Target Market and Positioning Strategy
ii. Marketing Methods and Objectives
iii. Organizational Resources

Target Market and Postioning Strategy
•Target Audience: young families or persons aged 23-34 years with the intent that Langham residents
can age in place.
•Tarket Market: Entreprenuers / Business Owners
•Locational Advantage: Langham is in close proximity to Martensville, Saskatoon, and located along
Highway 16
•Local Competition: minimal
•Timeline: Q4 2020

Marketing Methods and Objectives
•The Town will utilize various methods to market the community including a community profile leaflet,
social media, newsletter, newspaper and magazine ads.
•Marketing objectives are to increase business exposure, celebrate successes of new businesses,
increase interest in commercial availabilitieis, and increase the population
•Timeline: Annually

Organizational Resources
•The Town will use and create organizational resources to effectively market Langham. Some of these
resources may include SREDA, SEDA, SRHBA, attending conferences, etc.
•Timeline: Annually

Priority 4: Population
Description: Population attraction and retention is important to support and maintain a community and
the communities desired level of business.
Goals:
k. 2020 population of 1,831
l. Completion of a Housing Study to ensure adequate housing needs are being met
i. Timeline: Q4 2020
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Appendix A
(Development Levy Bylaw)
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TOWN OF LANGHAM
SASKATCHEWAN
BYLAW NO. 2019-03
A BYLAW OF THE TOWN OF LANGHAM IN THE PROVINCE OF SASKATCHEWAN TO ESTABLISH A
DEVELOPMENT LEVY FOR LANDS THAT ARE TO BE DEVELOPED OR REDEVELOPED WITHIN THE TOWN
OF LANGHAM.

WHEREAS, Section 169 of The Planning and Development Act, 2007, Chapter P-13.2 (the “Act”) provides
that the Council of the municipality may pass a bylaw establishing a Development Levy;
WHEREAS, certain lands within the Town of Langham are proposed for future development;
WHEREAS, Council for the Town of Langham gave notice by advertising in a local weekly newspaper on
December 5th, 2019 and December 12th, 2019 and a Public Hearing was held on January 13th, 2020, in
regards to the proposed Bylaw, in accordance with the public participation requirements contained in
Section 207 of the Act;
WHEREAS, the Council for the Town of Langham deems it desirable to establish a Development Levy for
the purposes of recovering all or a part of the capital costs of providing services and facilities associated
with a proposed development, directly or indirectly, in regards to: sewage, water, and drainage works;
roadways and related infrastructure; parks; and recreational facilities;
WHEREAS, the Council has received a study or studies, regarding the estimated capital costs of providing
municipal servicing and recreational requirements, which sets out a fair and equitable calculation of the
development levies in accordance with the Act,
WHEREAS, the Council has considered the future land use patterns and development and phasing of
public works to help determine a fair and equitable calculation of the development levies in accordance
with the Act; and
WHEREAS, the Council wishes to enact a bylaw: to impose and provide for the payment of development
levies; to authorize agreements to be entered into in respect of payment of development levies; to set
out the conditions upon which the levy will be applied to specify land uses, classes of development,
zoning districts or defined areas; and to indicate how the amount of the levy was determined.
NOW THEREFORE, the Council of the Town of Langham, duly assembled, enacts as follows:
1. SHORT TITLE
This bylaw may be cited as the “Development Levy Bylaw.”
2. PURPOSE AND INTENT
This bylaw is intended to:

a) Impose and provide for the payment of development levies;
b) Provide consistency between development levies and subdivision servicing fees, where
appropriate;
c) Authorize agreements to be entered into in respect of payment of development levies;
d) Set out the conditions upon which the levy will be applied to specify land uses, classes of
development, zoning districts or defined areas; and
e) Indicate how the amount of the levy was determined.
3. DEFINITIONS
In this bylaw:
a) “Act” shall mean The Planning and Development Act, 2007, Chapter P-13.2 and any
amendments thereto;
b) “Capital Costs” means the municipality’s estimated cost of providing, altering, expanding or
upgrading the following services and facilities associated, directly or indirectly, with a Proposed
Development:
i) Sewage, water or drainage works;
ii) Roadways and related infrastructure;
iii) Parks;
iv) Recreational facilities.
c) “Development” means the carrying out of any building, engineering, mining or other operations
in, on or over land or the making of any material change in the use or intensity of the use of any
building or land;
d) “Development Charge” means servicing fees and/or development levies as defined within the
Act.
e) “Development Lands” means those lands (or any part thereof) within the Town of Langham,
where no previous servicing agreement has been entered into for the specific proposed
development and, in the opinion of Council, the Town of Langham will incur additional capital
costs as a result of the proposed development;
f) “Development Levy” means the levy imposed and created by this bylaw pursuant to the Act;
g) “Development Levy Agreement” has the meaning ascribed to this term by the Act within
Section 171.
h) “Development Officer” shall mean the development officer appointed by the Municipality;
i) “Municipality” means the Town of Langham;
j) “Proposed Development” means a permitted or discretionary use within the Town of Langham
Zoning Bylaw, for which a person or corporation has made an application for a development
permit;
k) “Servicing Agreement” has the meaning ascribed to this term by the Act within Section 172;
4. ADMINISTRATION AND ENFORCEMENT
Council hereby delegates to the Development Officer the duty and authority to enforce and administer
this bylaw, including administering the Development Levy, Development Levy Agreements and Servicing
Agreements. Only Council has the Authority to enter into a Development Levy Agreement.

5. APPLICATION
a) This bylaw applies to Development Lands that benefit or will benefit from municipal services
installed or to be installed by or on behalf of the Municipality. The Development Levy imposed
by this bylaw is intended to recover all or a part of the Capital Costs incurred by the Municipality
as a result of a Proposed Development, as set out in Schedule “B” attached to and forming part
of this bylaw.
b) Pursuant to Section 169(3), the Development Levy will only be applied if: the specific proposed
development was not previously subject to a servicing agreement; and, in the opinion of
Council, additional capital costs will be incurred by the Municipality.
c) A Development Levy will be assessed on all Developable Lands within the Municipality except
land designated as:
i) Environmental Reserve;
ii) Municipal Reserve; and
iii) Arterial Road Right-of-Way.
6. IMPOSITION OF LEVY
a) There is hereby imposed on the Development Lands a Development Levy in the amounts set out
in Schedule “A” attached to and forming part of this bylaw. Schedule “A” shall be updated to
reflect changes in infrastructure costs, as required.
b) The amount of the Development Levy that is imposed shall be based upon the levy in place at
the time when:
i) The Development Permit application is submitted to the Municipality and is deemed
complete; or
ii) The Building Permit application is submitted to the Municipality in the case where no
development permit is required.
c) Any revisions to Schedule “A” shall apply only to development permit applications accepted by
the Municipality after the date the revision is adopted.
d) The Municipality may reduce the Development Levy where full coverage of services cannot
be provided due to site limitations. Each of the capital works described in Section 9 herein
may be reduced or waived entirely according to the relative availability (capacity) of the service
items.
e) The Municipality may from time to time, by resolution, exempt or defer or partially exempt or
defer the imposition of a Development Levy where the Development Lands are owned in whole
or in part by a public body or bodies and where the Development of the lands will be used in
whole or in part for public service purposes.
7. AUTHORITY TO ENTER INTO AGREEMENT
a) Any Development Levy Agreement and the obligation to pay the applicable Development Levy
shall be binding on successors in title to the original owner or owners, regardless of whether a

caveat in respect of the Development Levy Agreement is registered by the Municipality against
the Development Lands.
b) Nothing in this bylaw prevents the Municipality from imposing additional or new development
levies on any portion of the Development Lands where the Municipality has not previously
collected the Development Levy or entered into a Development Levy Agreement or Servicing
Agreement.
8. PAYMENT
a) The Development Levy provided in this bylaw shall be paid, either:
i) 100% prior to issuance of a Development Permit; or
ii) In a fashion and timeline deemed appropriate by the Municipality within a Development
Levy Agreement as outlined by the Development Officer where payment is secured by
letters of credit for all outstanding amounts prepared pursuant to Section 171 of the Act.
b) In the event that any Development Levy payment imposed by this bylaw payable under a
Development Levy Agreement is not paid at the time or times specified within the Agreement
and without limiting the remedies of the Municipality, the Municipality may issue a stop order
prohibiting further development on the Development Lands.
9. PURPOSE AND USE OF THE LEVY
The Development Levy is intended to reimburse the Municipality for the capital costs associated
with the construction, altering, expanding or upgrading of the following:
a)
b)
c)
d)

Sewage, water or drainage works;
Roadways and related infrastructure;
Parks; and/or
Recreational facilities

associated directly or indirectly with the proposed development. The Development Levy may be
utilized to pay a debt incurred by the municipality as a result of expenditure listed above or to
reimburse an owner described in clause 173(d) of the Act.
10. CALCULATION OF LEVY
The Development Levy adopted in this bylaw was determined on the basis set out in Schedule “B”
annexed hereto and forming part of this bylaw.
11. SEVERABILITY
In the event that any provision of this bylaw is found to be null or void or contrary to law by any
court of competent jurisdiction, then such provision shall be severed from this bylaw and the
remainder of this bylaw shall continue to be of full force and effect.
12. THAT any previous Development Levy Bylaw and all amendments thereto, are hereby repealed.

13. ENACTMENT
This bylaw shall take effect and come into force upon the date of third and final reading.

MAYOR

CHIEF ADMINISTRATIVE OFFICER

READ A FIRST TIME THIS 12 DAY OF NOVEMBER, A.D. 2019.
READ A SECOND TIME THIS 13 DAY OF JANUARY, A.D. 2020.
READ A THIRD AND FINAL TIME THIS 13 DAY OF JANUARY, A.D. 2020.

SCHEDULE A to Bylaw 2019-03
Development Charge Rate Table (Uniform)
Land Use
Type

Roadway and
Related
Infrastructure
($/hectare)

Water
System
($/hectare)

Waste
Water
System
($/hectare)

Stormwater
System
($/hectare)

Recreation
($/hectare)

Total
Development
Charge
($/hectare)

All
Residential
Lands

373.83

30,027.00

14,410.86

0.00

1,800.00

46,611.69

All
Commercial
Lands

373.83

62,086.60

19,707.16

0.00

n/a

82,167.59

All Industrial
Lands

373.83

83,151.69

24,633.95

0.00

n/a

108,159.47

Appendix B
(Infrastructure Master Plan)

9|Page

Infrastructure
Master Plan and
Development Levy
Background Report
2019

CONFIDENTIALITY AND © COPYRIGHT
This document is for the sole use of the addressee and Associated Engineering (Sask.) Ltd. The document contains
proprietary and confidential information that shall not be reproduced in any manner or disclosed to or discussed with
any other parties without the express written permission of Associated Engineering (Sask.) Ltd. Information in this
document is to be considered the intellectual property of Associated Engineering (Sask.) Ltd. in accordance with Canadian copyright law.
This report was prepared by Associated Engineering (Sask.) Ltd. for the account of Town of Langham. The material in
it reflects Associated Engineering (Sask.) Ltd.’s best judgement, in the light of the information available to it, at the
time of preparation. Any use which a third party makes of this report, or any reliance on or decisions to be made based
on it, are the responsibility of such third parties. Associated Engineering (Sask.) Ltd. accepts no responsibility for damages, if any, suffered by any third party as a result of decisions made or actions based on this report.
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1.

Introduction

The Town of Langham (Town) is a community of approximately 1,500 people located 35 km west of the
City of Saskatoon. While growth in the Town was previously constrained by the capacity of the existing
wastewater lagoon there continued to be a strong interest in residential development. Growth related
pressures have prompted the Town to initiate preparation of an Infrastructure Master Plan (IMP) to be
coincide with an update to the Town’s Official Community Plan (OCP).
The OCP establishes a basis and direction for the future growth of the community. Understanding the
interrelation between growth and infrastructure is at the heart of an IMP. Facilitating community growth
necessitates the construction of new and potentially the expansion of existing municipal infrastructure.
Decisions concerning future infrastructure requirements depends upon the type and intensity of
development envisioned by the OCP as well as an assessment of the capacity and condition of existing
infrastructure to support new development.
Piping and construction materials can be expected to perform adequately for their design lives; however,
these assets age and deteriorate over their life-cycle, resulting in ongoing and often accelerated
maintenance requirements. Preventative maintenance, planned replacements and upgrades are generally
considered to be the most cost-effective long-term methods to address aging infrastructure systems,
while still maintaining the level of service the community expects and maximizing the investment in
infrastructure to support future growth.
The Town is committed to supporting responsible growth and ensuring those that benefit from the new
infrastructure are held responsible for the cost of its construction and that growth should not come at
the expense of the existing community. One of the key deliverables of this project will be to prepare a
schedule of fees and charges intended to assist the Town in allocating an appropriate and defensible
proportion of the cost of the additional infrastructure requirements to new development while at the same
time continuing to encourage growth and investment in the community.
For the purposes of this IMP, municipal infrastructure includes all systems owned, operated, and
maintained either wholly or in part by the Town, defined as:
•
•
•
•

Water supply, treatment, storage, and distribution systems.
Sanitary sewer collection and treatment systems.
Stormwater management infrastructure.
Transportation and related infrastructure

Infrastructure not maintained or under the purview of the Town, such as the provincial the provincial
highway system and rail crossings will only be considered in relation to the impacts of future growth on
these systems.

1.1

BACKGROUND DATA

A site visit and a review of available published reports and data formed the primary basis for completing
an assessment of existing infrastructure capacities. Discussions with the Saskatchewan Ministry of
Highways and Infrastructure provided the background information forming the development of the
transportation section. The figure drawings contained in this report are based on previous GIS mapping
projects completed for the Town.
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The following reports were available and reviewed to establish background context and baseline
conditions for each component of municipal infrastructure.

Waterworks System
•
•
•
•
•

2008 Sanitary Sewer & Water System Assessment (AE)
2008 Hydrogeologic Assessment (Beckie Hydrogeologists (1990) Ltd. (BHL))
2015 Water System Assessment Report (AE)
2015 Langham Municipal Services Control Panel Upgrade Report
2017 Municipal Projects Rehabilitation Program (AE)

Wastewater System
•
•
•
•

2008 Sanitary Sewer & Water System Assessment (AE)
2014 Wastewater Treatment Options Draft Report (AE)
2016 Wastewater Treatment Preliminary Design Report (AE)
2017 Municipal Projects Rehabilitation Program (AE)

Stormwater Management System
•
•
•

1.2

2007 East Langham Stormwater Management Study (AE)
2013 Emergency Flood Damage Reduction Report (AE)
2017 Town of Langham Storm Water Study (AE)

POLICY CONTEXT AND GUIDING PRINCIPLES

An IMP is a non-statutory long-range planning document providing direction for the management of
infrastructure. As a non-statutory document, it is adopted as a policy document through a resolution of
council.
The following policy and guiding principles have been considered in establishing the IMP:

Official Community Plan
The IMP is intended to build upon the direction for community development and growth portrayed within
the OCP. As previously stated, the OCP is a land use plan intended to establish a direction for community
growth and development; identifying the location and intended form of forecast development over the
next twenty years. This policy direction establishes the primary basis for infrastructure assessment and
decisions concerning the construction of new municipal infrastructure.

Sustainable Development and Regional Urbanization
It is expected that 70% of the world’s population will be living in urban centres by 2050 . The City
of Saskatoon has traditionally been the focal point for growth in the region. In recent years other
communities in the Saskatoon Census Metropolitan Area (CMA) including the Town of Langham have also
seen an increase in the demand for development.
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While the overall trend of urbanization encourages increasing development densities to allow for more
economical delivery of services, this trend of development also places new pressures on infrastructure
rehabilitation requirements to maintain existing services as new infrastructure is extended to support
growth.
Sustainable development principles recognize the important relationship between development and
the environment, along with the significance of social equity, inclusivity, resiliency, safety, and creating
adequate housing and sustainable human settlements. These values are aligned in principle within the
Town’s OCP. Sustainable development principles recognize the need for integrated, transformative
solutions in infrastructure servicing. These solutions should consider the equitable distribution of financial
resources balancing the rehabilitation of existing infrastructure, promoting inclusivity, resiliency, and
housing affordability of existing community nodes with the extension of new servicing into greenfield areas
to support new growth.

Climate Resiliency Planning
The built environment remains crucial in combating the broader battle against climate change. Building
infrastructure today without considering future climate impacts has the potential to incorporate
vulnerabilities into infrastructure systems that may result in service disruptions and failures in the future,
thus increasing costs to the various public and private sectors relying on these systems.
Building resilient infrastructure enables municipalities to better withstand anticipated and unanticipated
shocks and stresses related to climate change. A resilient municipality is one in which its institutions,
community, businesses and individuals have the capacity to function and are able to “survive, adapt and
grow” in response to any kind of sudden short or long-term disruption.
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2.

Population Analysis and Projections

Quantifying population growth and qualifying community demographics over the planning horizon provides
the basis for estimating the amount of land that will need to be serviced to be prepared for growth and
what forms of development are envisioned. Many factors contribute to population growth in a community.
Estimating population trends for the future is an exercise in approximation dependent on the quality of
community data available. Changes in communities with smaller populations, such as Langham are more
difficult to predict, as a small number of unexpected births, deaths, or migrations can have a larger effect
on the percentage changes than they would in a larger centre.
An analysis of historical population changes within Langham was completed to identify any patterns that
would assist in predicting future trends. Table 2-1 summarizes the historical population data for the Town
based on data available from Statistics Canada.

Table 2-1
Historic Population Data – Statistics Canada

Year

Population

Growth rate

1996

1104

2001

1145

3.7

2006

1120

-2.2

2011

1290

3

2016

1496

3.2

20 Year Average Annual Growth Rate (1996 – 2016)

1.8

10 Year Average Annual Growth Rate (2006 – 2016)

3.3

5 Year Average Annual Growth Rate (2011 – 2016)

3.2

The Town is situated within the Saskatoon Census Metropolitan Area (CMA) which is the third fastest
growing economic region in Canada. The combination of positive regional growth within the CMA, a direct
transportation corridor via Highway No. 16 to Saskatoon and relatively lower housing costs in comparison
to other communities within the region, supports the proposition that the Town will experience positive
growth in the coming years.
For the purposes of the IMP, an average annual growth rate of 3.0% will be used which is consistent with
population projections applied in both the 2015 Water System Assessment, and the 2017 Wastewater
Treatment Upgrade reports. Although an average annual growth rate of 3.0% is less than the growth rates
for both the 5-year and 10-year averages, it exceeds the 15-year average.
Under or overestimating population growth primarily affects the timing for capital projects but may have
financial consequences as well. Over constructing infrastructure in anticipation of a rate of growth that
is not realized could be perceived as unnecessarily taking public investment away from other community
initiatives. Under estimating growth has a more profound impact as it puts the community is a lessor
position to be adequately prepared for the demands for new infrastructure needed to support community
growth.
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Table 2-2 summarizes the projected population growth and housing needs estimates to 2042 based on an
annual growth rate of 3.0% and 2.6 persons per household .

Table 2-2
Population Growth Projections

Year

Population

Additional
Residences

2020

1725

100

2025

2000

200

2030

2325

330

2035

2700

470

2040

3125

635

2042

3325

713
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3.

Future Land Needs

Population growth results in a need to expand the community’s footprint. To accurately quantify future
community infrastructure needs, the spatial extent of projected population growth must first be estimated.
The following sections define the basis for translating projected population growth into spatial terms for
various forms of development.

3.1

RESIDENTIAL GROWTH

Based on an average of 2.6 persons/household , an average target density of 12.5 units per hectare (ha),
and an increase in population of 1,854 people over the next 25 years, approximately 713 new dwellings
over a land area of 69 ha (170 acres) are anticipated to be required. This land area estimate includes the
10% municipal reserve requirement for developments outlined in the The Planning and Development Act,
2007 (PDA), and an additional 10% land area to support stormwater management.
A target density of 12.5 units/ha is based on the goal of encouraging a more compact form of development
without jeopardizing the Town’s desire to maintain and promote a ‘small town atmosphere.’ Dwelling
densities in older areas of the Town fall between 8 and 10 units/ha. Newer areas feature increased
densities ranging between 10.5 to 12 units/ha and as high as 15 units/ha where multi-unit dwellings exist.
Adopting a target density of 12.5 units/ha is considered appropriate for today’s contemporary forms of
development and provides an opportunity to encourage a subtle intensification of residential development
in the community.

3.2

COMMERCIAL AND INDUSTRIAL GROWTH

To forecast the anticipated additional commercial and industrial land area required we examined the
current spatial extent of developed commercial and industrial land in relation to the total residents
reporting local employment in the most recent census. We note that the estimation of developed land
was based upon a visual inspection of aerial photographs and ISC parcel data. This provides an estimated
number of local jobs per hectare. This information was then used to establish the number of new jobs
created on a new household basis which in turn can be used to estimate the total land area required to
support projected commercial and industrial growth. These calculations are based upon the assumption
that residential (household) growth will remain fairly consistent proportionately with commercial and
industrial growth.
Estimated Total Developed Land (Commercial/Industrial)

30 ha

Total Reported Local Jobs (2016 Census)

120

Total Local Jobs per Developed Hectare

4

Total Reported Households (2016 Census)

545

Total Local Jobs per Household

0.22

Based upon the above noted residential forecast which predicts that 713 new households will be added to
the Town over the plan horizon, it is anticipated that 156 additional local jobs would be created requiring
approximately 39 hectares of land to meet the future demand for employment over the period. Currently,
commercial development represents 64% of the total employment based land area whereas industrial
represents approximately 34%. Assuming the proportion of commercial-industrial development will be
maintained; 25 ha of additional commercial land and approximately 13 ha of additional industrial land will
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be needed.
It should be noted that the land allocated to commercial and industrial land uses on the Future Land Use
Map illustrated in Section 5 is greater than indicated in Table 3-1. The purpose of allocating a greater
land area to commercial uses along the Highway No. 16 corridor is to remain sufficiently flexible in the
Town’s ability to adjust to changes in market demand. The Town’s commercial land use zoning district
permits light industrial uses as a discretionary use; therefore, if the demand for industrial land outpaces
commercial land, council may still approve light industrial uses. In the event that growth in the industrial
sector continues, lands identified as potential future industrial may be considered after the existing lagoon
has been decommissioned. Providing approximately 1.4 ha of undeveloped commercial land, it is intended
that the majority of commercial development will occur in the Main Street district. This allows for the
development of a Main Street commercial district while allowing for the flexibility in land use adjacent to
Highway No. 16.

3.3

INSTITUTIONAL GROWTH

Institutional development focuses on future land requirements for additional schools, and community
facilities. Based on school enrollment demands versus capacity of the existing schools, the Town should be
considering putting serviced land aside for a new school site. School sites are typically in the range of 10
ha to 12 ha.
Additionally, the Town is currently planning for a new multi-plex facility; however, while the site of the
facility has yet to be determined, the opportunity should be considered to combine the multi-plex facility
with a new school as similar successful facilities have been constructed in the communities of Warman,
and Saskatoon.

3.4

RECREATIONAL GROWTH

As outlined in the PDA (2007), residential developments are required to contribute 10% of the future
residential land requirements. Commercial and industrial development land dedication requirements for
recreational development are based on calculating 5% of the required commercial and industrial land area;
however, these types of developments commonly provide cash-in-lieu of the required land dedication to
municipal reserve.

3.5

SUMMARY OF FUTURE LAND NEEDS

The process of determining the additional land requirements to accommodate growth over a 25-year
horizon is intended to be an iterative approach as the IMP progresses. Therefore, the anticipated
additional land requirements may be refined and updated during the course of the plan to balance land use
requirements, and infrastructure servicing against actual population growth rates. The following summarizes
the projected additional land use requirements by classification to the year 2042.
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Figure 3-1
Projected Future Land Use Requirements

Land Use

Additional Land Use Requirement
(2017 - 2042)
Hectares

Acres

Residential

69

170

Industrial

25

62

Commercial

13

32

12

30

6

14

125

308

1

Institutional
Recreational

2

Totals

1. Includes an additional 10% land area dedicated for stormwater management
2. Based upon the municipal reserve dedication requirements established in the PDA (2007)
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4.

Infrastructure Capacity Assessment

The following section provides an assessment of the existing waterworks, wastewater, and stormwater
systems as they relate to servicing existing and forecasted population growth. The transportation
assessment examines the intersections accessing the Town in addition to the existing rail crossings.
A summary of infrastructure components with their current and future demands at threshold populations is
provided in Appendix A.
It is important to note that the capacity assessment provides a theoretical basis for determining
constraints and context to how the Town may accommodate growth. Theoretical capacities analyzed
herein are based on calculations and models and make assumptions based on the condition of the
infrastructure asset being assessed. Assumptions include the relative roughness and internal diameters of
the pipe networks.
Actual infrastructure capacities may not be reflective of the theoretical capacities if the infrastructure
asset has deteriorated beyond the assumptions used in the calculations and model.

4.1

WATERWORKS SYSTEM

The waterworks system for the Town consists of two raw water wells, a water treatment plant (WTP), and
a network of distribution mains. Figure 4-1 illustrates the existing waterworks system within the Town.
The asset information illustrated in the following figures is based on previous GIS asset mapping work
completed for the Town.
The following provincial regulations govern the provision of waterworks infrastructure:

Waterworks Design Standard (EPB 501)
The Waterworks Design Standard (EPB 501) provides general engineering standards for the expansion,
upgrade, and construction of waterworks infrastructure including water treatment plants, reservoir storage,
water distribution systems, and water pumping stations.
EPB 501 provides guidance on source water protection for raw water wells. This document recommends
that wellheads be sited away from existing or potential sources of contamination and should be suitably
protected from flooding. Furthermore, EPB 501 states that for municipal systems requiring fire protection,
the minimum storage capacity of the reservoir shall be twice the average daily consumption.

Municipal Drinking Water Quality Monitoring Guidelines
Current monitoring requirements for the Town, based on the Permit to Operate Waterworks issued by the
Water Security Agency (WSA), and the EPB 202: Municipal Drinking Water Quality Monitoring Guidelines,
are based on using a groundwater source and a population of less than 2,000 people. Once the population
exceeds 2,000 people, water quality monitoring requirements consisted with EPB 202.
Water consumption data records available from the Saskatchewan Watershed Authority Community Water
Use Records were used to establish the Town’s historical water consumption which inform future water
demand projections.
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Based on the available data, a basic population and water consumption analysis was completed to
assess the historical water demands on a per-capita basis. Per-capita consumption refers to the amount
of water that one person typically consumes daily either by way of drinking water, bathing, or activities
such as watering a lawn. Per-capita consumption is calculated by dividing the Town’s total annual water
consumption by 365 days and the Town’s population for that same year.
From 2000 to 2015, the average per-capita water consumption for the Town was calculated at 225
litres per capita day (lpcd). This is lower than typically found in other communities in Saskatchewan.
This may due to the high percentage, approximately 85% , of employed residents that commute to other
communities for work, significantly reducing the demand during the typical work hours. As the Town’s
population grows and local employment opportunities expand the per-capita consumption is expected to
grow towards 250 Lpcd as recorded in similarly sized urban such as the City of Martensville.
For the purposes of long range planning, a per-capita consumption of 250 Lpcd will be used to provide a
conservative estimate of future treated water demands, and to align with previous infrastructure reports
published by AE for the Town.

4.1.1 Water Demand Projections
Water demand projections consider the impact of population growth on ADD, MDD, and PHD.
Average Daily Demand (ADD) is the average volume of water consumed by the community for a specific
year. Maximum Daily Demand (MDD) represents the maximum volume of water that was consumed by
the community in a single day for a specific year. This consumption typically occurs during hot summer
months and can vary significantly from one year to another based on changing climatic conditions. MDD is
typically calculated as a multiple of the ADD.
The Peak Hourly Demand (PHD) is the peak instantaneous flow rate that occurs in a specific year. PHD
are not measured by the Town and were therefore not available for this report; however, the 2015 Water
System Assessment report applies a peak hour factor of 3.75 x ADD to project future treated water
demands.
The design criteria used to inform the IMP is based on the following parameters consistent with those
outlined in the 2015 Water System Assessment report published by AE.

Per capita consumption :			
Average Daily Demand (ADD):			
Maximum Daily Demand (MDD):		
Peak Hour Demand (PHD):			
2016 census population:			

250 Litres per capita day (L/c/d)
363 m3/day 4.4 L/s
907 m3/day 11.0 L/s
1361 m3/day 16.4 L/s
1496 people

The above criteria form the basis of information used to develop the Town’s water distribution model.
The water distribution model is used as a long-range planning tool to determine fire flow capabilities,
asses various operational capabilities as well as to provide the basis for recommending future capital
improvement projects.
The projected potable water demands as outlined in the 2015 Water System Assessment assume a 23hour operating day for a treatment unit, allowing 1 hour for maintenance and operation activities. Table 4-1
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below summarizes the extrapolated water demand projections over the next 25-year period. These values
include up to 20 m3/day for bulk water sales through the Town’s truck fill.

Table 4-1
Water Demand Projections

Year

Population Projection
(3% Annual Growth)

ADD

MDD

PHD

2020

1725

450 m3/day
5.4 L/s

1125 m3/day
13.6 L/s

1615 m3/day
20.4 L/s

2025

2000

520 m3/day
6.3 L/s

1300 m3/day
15.7 L/s

1950 m3/day
23.5 L/s

2030

2325

600 m3/day
7.3 L/s

1500 m3/day
18.1 L/s

2250 m3/day
27.2 L/s

2035

2700

700 m3/day
8.5 L/s

1750 m3/day
21.1 L/s

2625 m3/day
31.7 L/s

2042

3320

850 m3/day
10.3 L/s

2125 m3/day
25.7 L/s

3185 m3/day
38.5 L/s

4.1.2	Raw Water Supply
The raw water supply consists of two groundwater wells located to the east of the community that draw
water from the Dalmeny Aquifer at depths of approximately 36 m. Both wells are considered to be true
groundwater sources and not as prone to risks of contamination as wells which are under the direct
influence of surface water.
While the raw water source is not under the direct influence of surface water, a study completed in 1985
on the permeability and impacts of groundwater flow on the Dalmeny Aquifer concluded that “water
collecting depressions contribute a substantial fraction of total recharge to the Dalmeny Aquifer.”
A subsequent hydrogeologic assessment completed in 2008 by Beckie Hydrogeologists Ltd. (BHL) stated
that the “significant fluctuations in the aquifer water level between 2003 and 2008 indicates that the
water level and therefore the average day pumping capacity of the developed aquifer will be influenced by
periods of prolonged drought conditions and/or by above average precipitation events.” This implies that
the quantity of water within the Town’s water source is sensitive to variable climatic conditions that impact
infiltration and capacity recharge rates.
The average day production capacity of the aquifer was estimated by BHL as 819 m3/day (9.5 L/s).
This suggests that the aquifer capacity may be exceeded near the end of the 25-year horizon when the
population nears 3320 people (831 m3/day).
The total licensed allocation for both wells is 200 dam3/year. The 2008 BHL report indicated that the
Dalmeny Aquifer can support simultaneous pumping from both wells, and that the aquifer capacity would
likely support the development of a third well.
Each well is equipped with a submersible pump with pitless adapters capable of pumping between 9.4 L/s
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and 11.4 L/s. The two pumps combined have an estimated combined maximum day pumping capacity of
1800 m3/day (20.8 L/s). To meet the existing maximum day raw water demand of 14.7 L/s, both wells must
operate simultaneously. In the event of a pump failure, there is no redundant pumping capacity available
to meet the current nor the projected raw water demand. A third well is recommended to provide
redundancy in the raw water system in the event of a single pump failure or if a pump needs to be taken
out of service for maintenance.
Each of the raw water wells were constructed in 2003/04 near the original supply lines feeding the Water
Treatment Plant (WTP). A 200 mm Polyvinyl Chloride (PVC) supply line was installed in 1984 and connects
PW 7-003 to the WTP. The supply line from PW8-003 was installed in 1961 and is a 150 mm Asbestos
Cement (AC) line. The two supply lines enter a common header in the WTP before discharging to the
aeration chamber. The water level in the aeration detention chamber controls the operation of the wells.
Major components of the raw water supply system are summarized in the following table.

Table 4-2
Raw Water System Summary

Component

Description

PW 7-003

•
•
•

200 mm diameter PVC casing
200 mm stainless steel intake screens
Total depth 36.7 m

Well Pump

•
•

7.5 hp Goulds model 150L, Capacity: 9.46 L/s
Motor: 600 V, 3 phase, 3450 rpm

Supply Line

•
•

200 mm diameter polyvinyl chloride (PVC)
Constructed 1984

PW 8-003

•
•
•

200 mm diameter PVC casing
200 mm stainless steel intake screens
Total depth 38.6 m

Well Pump

•
•

7.5 hp Goulds model 150L, Capacity: 11.35 L/s
Motor: 600 V, 3 phase, 3450 rpm

Supply Line

•
•

150 mm diameter asbestos cement
Constructed in 1961

4.1.3 Water Treatment
A site inspection was completed on June 23rd, 2017 to observe accessible infrastructure, equipment and
operational procedures related to the water systems, and to identify required maintenance, upgrades, or
replacement items as part of the IMP.
The WTP is located on the northeast edge of the community at the intersection of Railway Street and Fifth
Avenue. Constructed in 2005, the building houses a standby electrical generator with a capacity rating of
125 kW and a transfer switch. This backup power system can support the full electrical load for the raw
water supply system, water treatment equipment, and distribution pumping.
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Supply lines from the two wells enter the WTP and discharge into a common aeration tower. To enhance the
oxidization process, sodium hypochlorite is added to the effluent from the aerator. The aerator assists with
oxidization of dissolved iron and manganese, and with off-gassing of carbon dioxide and hydrogen sulphide.

The aerator discharges into a baffled detention chamber that allows precipitation/settling of oxidized
material for a nominal detention time of 40 min.
A transfer pump supplies water from the detention chamber to two 2.7 m diameter pressure filters. The
media in the filters consists of pyrolucite and anthracite to filter out the oxidized elements.
A Simul-Wash system was installed in 2008/2009 to minimize backwash waste and aid in extending the
life of the filter media. The daily simultaneous air/water backwash for both filters is manually initiated by
the system operator.
After multi-media filtration, a portion of
the water is supplied to nano filtration
membranes to remove hardness prior to
storage in the reservoir under the WTP.
At the time of the site visit, the operator
indicated that most of water (approximately
85%) was being passed through the
membranes. Permeate from the membranes
is blended with the remaining filtered water,
which bypasses the membranes, prior to
entering storage. The pre-filter for nano
membrane system is changed every 200
hours. Membrane Clean-In-Place (CIP) is
performed every 200 hours as well.

18

Infrastructure Master Plan

The operator noted that the membranes were last replaced in December 2015 and are expected to be
replaced again by 2020. The PLC system is nearing the end of its operational life span and is expected to
require replacement. The 2015 Langham Municipal Services Control Panel Upgrade report also recommends
replacement of the PLC as it’s failure will stop the control system from running and require the manual
operation of the WTP.
Sodium hypochlorite is added to the water just before entering the storage reservoir to achieve primary
disinfection.
At the time of the site inspection, it was noted that some equipment, instruments and a portion of the
distribution header are corroded and nearing
the end of their service life. Monitoring of the
corrosion should be continued and the piping
replaced in a timely fashion.

4.1.4	Treated Water Storage
Treated water is directed into reservoirs
located underneath the WTP building. The
reservoirs from the original water treatment
system were retained and incorporated into
the current waterworks infrastructure. The 1961
and 1984 reservoirs are located partially under
the new WTP and extend underground to the
south and east.
According to available records, there are
three underground treated water storage reservoirs with a combined total net capacity of 1,245,000 L.
The exterior of all reservoir walls is treated with waterproofing material and insulated to 2 m below grade.
Earth covering is placed over the 1961 and 1989 reservoirs to the south of the WTP building. All access
hatches into the underground reservoirs are installed on raised curbs and are covered to reduce the risk of
accidental entry of contaminants.
Three distribution pumps are available to draw water from the treated water reservoirs into the pressurized
distribution system. Pumps are staged to meet the demand based on discharge header pressure. Each
pump is also controlled by a Variable Frequency Drive (VFD) to regulate distribution system pressure within
a narrow operating range. A flow meter is used to monitor accumulated flow pumped into the distribution
system.
A standby pump is also available to operate in conjunction with the distribution pumps to provide fire flows
in case of emergency.
The standby pump is activated by a pressure decrease in the discharge header and is controlled by a soft
start motor control.
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Table 4-3
Water Distribution Pumps

Component

Description

Distribution Pumps (3)

•
•

Capacity: 8.5 L/s @ 45.9 m (135 US gpm @ 151 ft) each
Motor: 10 hp, 3 phase, 600 volts (VFDs)

Standby Pump

•
•
•

Capacity: 73 L/s @ 46.2 m (1160 US gpm @ 152 ft)
Motor: 60 hp, 3 phase, 600 volts (soft start)
Natural gas engine

4.1.5 Water Distribution
The Town operates a truck fill at the WTP to provide treated water to users that are not connected to the
distribution system. The truck fill is metered and controlled by a coin receiving device and a motorized
valve. The supply line to the truck fill is equipped with a check valve with a reduced pressure back flow
preventer. A solenoid valve is activated to drain the piping and prevent freezing during cold weather.
The piped distribution system consists of approximately 7,500 m of 150 mm (6”) diameter Cast Iron (CI),
Asbestos Cement (AC), and Polyvinylchloride (PVC) piping. The original distribution system was installed
in 1961 with expansions constructed in 1975, 1998, and 2007 to correspond with growth of the community.
The distribution system was upgraded to a looped network in 1998 to improve water quality and stabilize
system pressure.
A 250 mm feeder main was added in 2008 to improve flows and provide redundancy by connecting the
WTP with the area to the east. The discharge supply pressure is maintained at 55 psi. The operator has
reported that there have been no recent problems with leaks or freezing in the distribution system.
Based on previous meetings with operational staff there were three main concerns identified with the
water distribution system :
•
•
•

Cast iron watermain on Park Avenue has been excavated on multiple occasions to repair watermain
breaks. Multiple breaks can be indicative of a pipe that is corroding.
Cast iron watermain on 2nd Avenue has had a similar history of breaks as the Park Avenue watermain.
The available flow within the system has decreased due to sedimentation buildup throughout the
system.

4.1.6 Fire Suppression
The combined effective capacity of the reservoirs is 1,245 m3. Based on EPB 503: Waterworks Design
Standard systems requiring fire protection need to have enough capacity to store twice the average day
water demand. Based upon the water demand projections represented in Figure 4-1, the current reservoir
capacity should be sufficient to meet fire suppression requirements for the next 10-15 years.
Fire flow recommendations may be estimated by reviewing the Fire Underwriters Survey (FUS) and the
National Fire Protection Association (NFPA). The FUS and NFPA guidelines recommend a minimum fire
flow requirement of 63 L/s (1000 USgpm) in residential areas and 127 L/s (2015 USgpm) in commercial and
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industrial areas while maintaining a residual pressure of 140 kPa (20 psi) in the distribution system.
The standby pump is understood to have adequate capacity to provide higher flows during emergency
situations; however, the operator noted issues with the current PLC system that results in the fire pump
having to be operated manually.

4.1.7 Water Works System Model Assessment
A model of the water distribution system was built in WaterCAD V8i. The new model was based on a
previous EPANET model completed for the Town. This previous model was updated/modified as follows:
•
•

•
•
•
•

Pump curve information provided in the 2015 Water System Assessment report was checked.
Diameter of the existing ductile iron pipes in the distribution system were reduced from 150 mm (6”) to
125 mm (5”) to account for some reduction in internal diameter as a result of sediment build-up in the
distribution mains. The Hazen Williams coefficient was set at C=100 to reflect the age and potential
condition of the pipes.
New watermain pipes added were considered to be PVC with a Hazen Williams coefficient C = 120.
Distribution pumps were adjusted to a variable speed pumping element with a setpoint of 380 kPa.
The Pressure Relief Valve (PRV) was included at the WTP with a set point of 415 kPa.(60 psi)
Addition of new watermain looping.

The parameters applied to complete the fire flow analysis included:
•
•
•
•

Fire flow is assumed to be 63 L/s at each node in the network model.
Distribution pumps were not operated during the fire flow analysis; therefore, fire flow results consider
the capacity of the fire pump only.
Minimum system pressure for fire flow was set at 138 kPa (20 psi).
Minimum pressure at each fire flow node was set at 190 kPa (27.5 psi). This provides approximately 7.5
psi of additional pressure at each fire flow node to account for hydrant and lateral losses.

Modelling for the future water demands included the following considerations:
•
•

Residential demands based on 250 Lpcd (MDD 2.5x, PHD 3.75x) consistent with the design criteria
outlined in Section 4.1.2.
Residential demand in future growth area distributed amongst three new nodes (see Figure 4-3):

		
		
		
•

•

Residential development in future growth areas were assumed to be serviced with a 250 mm (10”)
diameter extension of the existing 250 mm watermain east of the water treatment plant. Extensions
of the existing watermain at 3rd Street and 5th Avenue were assumed to continue as 200 mm (8”)
diameter pipe.
Industrial demands based on an occupancy assumption of 30 people per hectare.

		
•

J-2 (450 people – 1.30 L/s ADD)
J-4 (950 people – 2.75 L/s ADD)
J-6 (450 people – 1.30 L/s ADD)

J-1 (20 ha – 1.74 L/s ADD)

Future industrial growth serviced with a 150 mm (6”) watermain extension of the existing watermain
along Baxter Street and James Street.
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Figure 4-3 Future Growth Fire Flow

Figure 4-4 Future Growth Fire Flow (With Proposed Improvements)
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Based on the results of fire flow simulations, the waterworks system is capable of providing fire flows in
the range of 30 L/s (500 USgpm) to 52.5 L/s (825 USgpm) in the downtown and core area of Town. Future
development areas to the east project flows up to and beyond 63 L/s (1000 USgpm).
The impact of future growth to the east is illustrated in Figure 4-3 and assumes the completion of the
watermain looping project in the industrial area connecting with Park Avenue. While fire flows in the new
growth area and closer to the areas surrounding the main access see improvements, the downtown and
core areas exhibit little to no improvements. Selectively replacement of existing 150 mm (6”) aging ductile
iron watermains with 200 mm to 250 mm PVC or HDPE watermains, and completing additional watermain
looping projects would improve fire flows to FUS and NFPA guidelines as illustrated.

4.2

WASTEWATER SYSTEM

The Town’s sanitary collection system, as illustrated in Figure 4-5, consists of a network of underground
gravity sewer mains, force mains, manholes, and two lift stations identified in this report as SPS1 and SPS2.
Effluent generated within the Town is currently transported has historically been collected and treated in
a facultative lagoon situated along the western boundary of the Town and in the adjacent RM of Corman
Park. It is noted that at the time of preparing this report the Town was initiating the construction of a new
expanded facultative lagoon located approximately 1.6 km north of the Town’s current corporate limits.

4.2.1	Regulatory Requirements and Design Criteria
The following section outlines the provincial and federal regulatory requirements that govern the proposed
wastewater facility expansion and discharge to the receiving environment. Four main documents govern
and provide guidance to wastewater treatment best management practices both provincially and federally.

Waterworks and Sewage Works Regulations (2010)
The Waterworks and Sewage Works Regulations, 2010 under the provincial Environmental Management
and Protection Act, 2010 (EMPA) govern the minimum effluent quality discharge limits for a wastewater
treatment facility. In general, all wastewater treatment facilities must meet the effluent discharge criteria
of 30 mg/L for both Biochemical Oxygen Demand (BOD) and Total Suspended Solids (TSS). A facultative
lagoon, designed to accommodate a maximum organic loading in the treatment cell of no more than 30
kilograms per hectare per day (kg/ha/day) and a minimum of 220-day retention in the storage cell, should
be capable of achieving the above effluent quality. Additional criteria can be added based on site-specific
requirements.

Sewage Works Design Standards – EPB 503
The Sewage Works Design Standards (EPB 503) provide general engineering and environmental protection
advice for consideration when expanding, upgrading, or constructing new treatment systems. General
adherence to the design guidelines allows for a more consistent and predictable design and operation of
the treatment system. Although the design guidelines do not dictate issues concerning environmental
protection or treatment standards, they are intended to provide standard construction and operational
guidance with which the regulations can be achieved.
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Saskatchewan Surface Water Quality Objectives (Interim Edition) – EPB 356
The Saskatchewan Surface Water Quality Objectives (SWQO) consider other potential water uses in
the receiving environment. These uses address possible impacts to aquatic life, industrial/agricultural
requirements, recreational use, and drinking water source requirements. The multiple-use criteria of the
receiving environment must be considered when designing a wastewater treatment system to ensure
that the final effluent quality does not adversely impact downstream users. To address specific effluent
parameters that may not typically meet the downstream water needs, the concept of a mixing zone is
allowed in determining final effluent criteria.
In general, the effluent needs to meet the following broad objectives (taken from the SWQO):
•
•
•
•

•
•

Free from substances in concentrations or combinations which are acutely toxic or may be harmful to
human, animal, or aquatic life.
Free from substances that will settle or form putrescent or otherwise objectionable sludge deposits, or
that will adversely affect aquatic life or waterfowl.
Free from debris, oil, grease, scum, or other materials in amounts sufficient to be noticeable in the
receiving water.
Free from colour, turbidity, or odour-producing materials that would adversely affect aquatic life or
waterfowl, significantly alter the natural colour of the receiving water, or directly or through interaction
among themselves or with chemicals used in water treatment, result in undesirable taste or odour in
treated water.
Free from nutrients in concentrations that create nuisance growths of aquatic weeds or algae or that
results in an unacceptable degree of eutrophication of the receiving water.
In addition to the above objective, effluent discharged to surface water should not utilize more than
30% of the assimilation capacity of the receiving water body when discharged via means of a diffused
outfall, or more than 10% when discharged via a point source outfall.

Federal Wastewater Systems Effluent Regulations (WSER)
The Wastewater Systems Effluent Regulations (WSER) were established under the Fisheries Act, and
include mandatory minimum effluent quality standards. The WSER apply to wastewater facilities that
discharge to fish bearing waters and are designed to collect an average daily volume of 100 m3 or more of
wastewater effluent.
Currently, the WSER provides regulated limits for all wastewater facilities for the effluent quality
parameters of Carbonaceous Biochemical Oxygen Demanding matter (CBOD), total suspended solids,
un-ionized ammonia (NH3) and Total Residual Chlorine (TRC). Systems are divided into intermittent
(hydraulic retention time greater than or equal to 90 days and a maximum of four discharges per year)
and continuous wastewater systems, and total nitrogen limits may also be imposed for continuously
discharging wastewater systems. Table 4-4 includes the wastewater effluent quality standards outlined in
the WSER.
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Table 4-4
Federal Wastewater Effluent Quality Standards

Parameter

1

Effluent Quality Standard

Total Suspended Solids (TSS)

25 mg/L average1

Carbonaceous Biochemical Oxygen Demand
(cBOD5)

25 mg/ L average1

Un-ionized ammonia (NH3) – as nitrogen at
15°C +/- 1°C

1.25 mg/L maximum

Total Residual Chlorine (TRC)

0.02 mg/L average

Averaging periods are based on type and size of wastewater facility

4.2.2	Design Criteria
The projections and analysis within this report are based on the following parameters:
• Sewage generation is equal to 100% of raw water demand
• Harmon Peaking Factor calculated based on the land use design population
		
Harmon Formula M = 1 + 14/(4 + P0.5)
		
Where, M = Harmon Peaking Factor
		
P = Population in thousands
• Manning’s pipe flowing full calculation for main sizing/evaluation
		
Manning’s Equation Q = (FDMA/K)
		
Where, Q = Wastewater flow (L/s)
		
F = Average daily per capita water consumption
		
D = Population density (persons/ha)
		
M = Harmon Peaking Factor
		
A = Area (ha)
		
K = Constant (86,400)

4.2.3 Wastewater Collection
The majority of the existing sanitary sewer collection system is comprised of 200 mm (8”) Vitrified Clay Tile
(VCT), and Polyvinyl Chloride (PVC) sewer main at a minimum grade of 0.4%. There is a small amount of 250
mm (10”) VCT sewer main at a grade of 0.3% between 2nd Street West and King Street.
The existing collection system is divided into two catchment areas illustrated in Figure 4-5. Most of
the area west of 5th Avenue flows by gravity to the SPS1 lift station (Area A). Area A encompasses the
area between Railway Avenue and 2nd Street West and is bounded by King Street and 5th Avenue. The
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wastewater flow from this area includes the reject water that is a by-product from the water treatment
process. The critical section of sewer main for this area is the 200 mm (8 inch) pipe along 1st Street East
extending between Park Avenue and 1st Avenue.
Area B comprises the area south of the lane between 2nd Street East and 3rd Street East plus all lots east
of 5th Avenue as shown on Figure 4-5. The area may be further divided into sub-area B1 which flows by
gravity to SPS1, and sub-area B2 which flows by gravity to SPS2 and is pumped to a manhole at 4th Street
West continuing towards SPS1 by gravity.
The critical section of sewer main for area B1 and B2 is the 200 mm (8”) VCT pipe along Park Avenue
between 2nd Street East and 3rd Street East which receives flows from existing developed lots in addition
to the wastewater flows from SPS2 servicing new developments east of 5th Avenue.
he theoretical capacity of the wastewater collection, based on pipe network calculations, is 30.4 L/s. These
calculations are based on the following assumptions:
• Polyvinyl Chloride Pipe (PVC) Mannings n=0.011
• Vitrified Clay Tile (VCT) Mannings n= 0.015
• Wastewater flows equivalent to 100% of treated water demand + reject raw water
• Lift Station SPS2 Pumping Capacity = 6.2 L/s
• Limit Hydraulic Capacity to <80% at Peak Design Flow
• Groundwater Inflow and Infiltration not considered in the calculations (flows unknown at this time)
It should be noted that the Town has experienced high volumes of inflow and infiltration during periods
of time where the groundwater table is high. Future lift station designs and sewer main rehabilitation
programs will need to take this into consideration.
Based on applying these assumptions, the sanitary sewer pipe network is considered to be operating at, or
near capacity.
Lift Station SPS2 is assumed to have available capacity to support the development of up to 75 lots east
of Finch Crescent. This is based on an estimated pump capacity of 6.2 L/s, and the calculated wastewater
inflow of 3.9 L/s.
Without rehabilitating the existing sewer main network,
the Town may not have sufficient existing capacity to
support additional growth without constructing a new
lift station connected to Lift Station SPS1 bypassing the
internal sewer main network.
The capacity of these critical sewer mains has been
represented as a theoretical value in the absence of
information confirming the current condition of these
mains which may only be obtained by way of a CCTV
inspection. It is reasonable to assume that due to the
age of these sewer mains and the deterioration that
occurs during the lifecycle of an infrastructure asset that
the functional capacity has been reduced. While a direct
connection to SPS1 via a new forcemain removes the
critical nature of the sewer mains discussed to support
growth and development, it does not eliminate the need
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to consider a proactive sanitary sewer main maintenance and rehabilitation program. The results of the pipe
network calculations are included in in Appendix A.
The Town currently operates two sewage pumping stations (SPS) as illustrated in Figure 4-5. The pump
stations referenced in the figure are located as follows:
•
SPS1, in the industrial area located west of King Street.
•
SPS2, near the intersection of 5th Avenue and Finch Crescent.

SPS1

In 2011, the Town constructed a new SPS1 to replace the aging lift station previously built around 1961.
SPS1 collects all the Town’s sewage and pumps it to the lagoon currently located to the west of the
building. We note that the current lagoon is planned to be relocated approximately 1.6 km north of the
Town.
SPS1 was designed to provide flexibility in relation to the existing and planned new lagoon facility. Pumps
within the lift station were equipped with Variable Frequency Drives (VFDs) allowing them to operate at a
lower pressure to pump to the nearby existing lagoon or alternatively operate at a higher pressure enabling
sewage to be pumped a greater distance to the new lagoon without having to make any changes to the lift
station.
A hydraulic analysis of the existing pumps was completed to determine the appropriate size force main
needed to meet current and future demands without requiring upgrades to the lift station in the future.
The existing 20 hp (Flygt NP3153.091) pumps operate at optimum efficiency at a rate of 39 L/s at 23.8 m of
head with one pump in operation. The inflows into the pumping station vary from a current average day of
approximately 6 L/s to a peak hour of approximately 23 L/s with an estimated future peak hour rate of 48
L/s required to support a population of 3,000 people.
The existing force main was designed to be operated at a minimum 0.8 m/s flow velocity which
corresponds to the minimum flow velocity needed to transport solids to the current lagoon. To achieve
this velocity the pump station would operate at a reduced speed with the capacity to operate up to
approximately 51 L/s.
Based on the pump system curve, outlined
in the 2017 Wastewater Treatment Upgrade
report and the system curve for a 300-mm
diameter force main; the capacity of the
pump station with one pump running is
approximately 45 L/s which accounts for
some degradation in the pump. Based on this
information, the pump station and a 300-mm
diameter force main are anticipated to have
sufficient capacity to provide service to a
population of up to 3,000 people.
It is recommended that the pumps be
maintained regularly and upon reaching a
population of approximately 2,500 people,
that pump tests be performed to reassess
the system performance to determine the potential need for upgrades.
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No capacity issues have been identified for SPS1 at this time; however, operators have noted that the
ventilation system designed to address heat in the building remains open throughout the summer months.
It was noted that a portion of this heat is generated by the control panel.

SPS2

SPS2 was constructed in 1981 to service existing and future development area east of 5th Avenue.
The lift station is equipped with two Gorman-Rupp pumps: one Super T Series T3A3S-B Snaggletooth
installed in 2014, and one Model T3A3-B Basic Self-Priming Centrifugal Pump. The lift station pumps are
understood to have a capacity of 6.2 L/s
SPS2 pumps to a manhole at the intersection of 4th Avenue and 4th Street East through a 100-mm PVC
force main and is ultimately directed to the lagoon via SPS1. The capacity of the force main from SPS2 to
SPS1 is approximately 11.8 L/s based on a maximum flow velocity of 1.5 m/s. Based on this information,
the pump capacity of SPS2 limits the ability to accommodate growth east of Finch Crescent. Upgrades to
the pumps would necessitate both electrical and building improvements. Consideration should be made
to consider their conversion to submersible pump system.
Operational issues identified at SPS2 include issues associated with ventilation, and the need for the
building to meet current building code requirements. The ventilation may not be sufficient to address
heat issues in the building associated with the operation of the generator, control panel, and pumps.
Additionally, it is expected that due to the age and size of the building that any changes to lift station
will trigger additional upgrades associated with meeting new building codes. It is recommended that a
pre-design report for a new SPS2 be considered. A new SPS2 should take into consideration the design of
SPS1.

4.2.5 Wastewater Treatment Assessment
The Town currently operates a three-cell facultative lagoon (the lagoon) which is located west of the
community on a parcel of land on the north-west quarter of Section 17, Township 39, Range 7, west of the
3rd Meridian (NW 17 39 07 W3M). The lagoon comprises two primary treatment cells and one secondary
storage cell. The current storage capacity is approximately 100,000 m3. Effluent from the storage cell is
released twice a year through a 200-mm pipe which extends into a swale that flows north along the east
side of Range Road 3075, then enters an open ravine on the south-west quarter of Section 29, Township
39, Range 7, west of the 3rd Meridian (SW 29-39-07 W3M), where it ultimately discharges into the North
Saskatchewan River.
In October 2008, AE prepared a Sanitary Sewer and Water System Assessment report for the Town.
This report identified infrastructure upgrades that would be needed to meet the demands of community
growth and to assist in alleviating existing operational issues relating to a shortfall in overall storage
capacity, berm integrity and wastewater retention issues.
In April 2014, AE prepared a Wastewater Treatment Options Conceptual Report which examined various
new wastewater treatment options available to the Town. These options included a facultative lagoon,
aerated lagoon, submerged attached growth reactor, or a sequencing batch reactor. A subsequent
Wastewater Treatment Facility Relocation, Downstream Use and Impact Study (DUIS) was completed to
characterize the downstream receiving environment, identify receptors, assess the impact of the effluent
stream, and provide guidance for the selection of an appropriate level of wastewater treatment and
discharge quality that would meet current regulatory requirements.
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The DUIS recommended the storage capacity of a facultative lagoon should be designed to ensure that
spring batch discharges do not occur until later spring when the effluent quality in the storage cell is
noticeably improved (no odours, reduced turbidity, and improved colour of the effluent). This would require
the lagoon to provide effluent storage for at least 220 to 240 days depending on the onset of the open
water period. Following the DUIS, AE recommended to Council to proceed with the construction of a
facultative lagoon designed to provide 240 days of storage with a semi-annual effluent release.
Changes in the provincial siting requirements for lagoon facilities combined with the lack of sufficient
available land for facility expansion at the current location forced the Town to relocate the new facility to
SW 29 39-07 W3M, which is approximately 1.6 km north of the Town limits. This new location provides the
land area necessary to accommodate mid and long-term facility expansion as the community continues to
grow. The new location also retains direct access to the same ravine used to discharge treated effluent to
the North Saskatchewan River. We note that the operation of this new facility will require the construction
of a new force main connecting the lagoon to SPS1.
Based on interviews with operational staff there were three main concerns identified with the current
sanitary sewer system:
•
•
•

Root infiltration and protruding services on 1st Street and 2nd Street between Park Avenue and 3rd
Avenue.
Backwash material deposited into the 5th Avenue sewer main requires annual flushing due to debris in
the line.
SPS2 discharges to the sewer situated along 3rd Street which has exhibited flow issues resulting from
blockages downstream or potentially insufficient grades.

4.2.6 Population Projection and Wastewater Generation
Historical water treatment plant records were used to estimate the Town’s raw water usage. Wastewater
projections and raw water consumption are considered to have a direct relationship. Utilizing raw water
consumption rather than treated water consumption also provides a modest allowance for inflow and
infiltration within the current sanitary sewer collection system. These records estimate the raw water
consumption at 330 system Lpcd which is equivalent to a treated water demand of 250 Lpcd assuming
approximately 30% of the raw water is rejected during the water treatment process. A peak factor of
2.4 times the average day flow is based on the design considerations in the 2017 Wastewater Treatment
Upgrade report.
Based on the assumption of 3.0% annual growth, the proposed new wastewater treatment system will be
required to handle an average daily flow of 955 m3/day and a peak day flow of 2290 m3/day by the year
2040. The current design for the proposed new lagoon facility is estimated to be capable of servicing up to
3,000 people.
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Table 4-5 summarizes the projected population and associated average daily wastewater flow over the 25
year horizon.

Table 4-5
Projected Wastewater Flows

4.3

Year

Population Projection
(3% Annual Growth)

Average Day
(m3/day)

Peak Day
(m3/day)

2020

1725

570

1370

2025

2000

660

1585

2030

2325

765

1835

2035

2700

890

2135

2040

3125

1030 (11.9 L/s)

2475 (28.6 L/s)

STORMWATER MANAGEMENT

4.3.1	Background
The Town is situated in the Saskatchewan Rivers Plain physiographic region with topography which is
characterized as undulating to gently rolling; sloping towards the north and west in the direction of the
North Saskatchewan River. Stormwater is managed in the Town through an overland drainage system
designed to discharge into the nearby river valley.

4.3.2	Stormwater Infrastructure
The Town is situated within five natural catchment areas which are illustrated in Figure 4-7 and described in
the following sections.

Catchment I

Catchment I acts as an outlet for the Town’s overland drainage system, collecting run-off from all of
the other catchment areas. Historically, the north area of Town, which includes the slough at the corner
of Baxter Street and the lots north of Baxter Street, have experienced flooding partially due to runoff
associated with the spring thaw.
As the primary receptor for the Town’s drainage flows, stormwater management strategies for this
catchment area may consider the use of a retention pond with sufficient storage capacity to receive
upstream flows and control the rate of discharge during storm events and following spring run-off.
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Catchment II

Flooding issues within Catchment II are focused along the ditches surrounding the elementary school,
within the school yard, ditches along the front of the Langham Centennial Arena, and across Railway Street.

This area drains down the alley backing James Street, which also has issues with ponding. The
2013 Emergency Flood Damage Reduction report recommended the diversion of these flows along
the south ditch adjacent to Baxter Street. This report recommended the installation of culverts
and ditch regrading to promote flows towards Catchment I and reduce the incidence of ponding
in this area.

Catchment III

Catchment III receives run-off generated from the Town’s core and eastern areas. The area near the
intersection of Park Avenue and 2nd Avenue has exhibited drainage issues arising from a build-up of silt
and sand in the ditches which has eroded their storage capacity and reduced flows. This situation may be
alleviated by installing a larger culvert beneath Park Avenue; however, any drainage improvements in this
location should consider the potential for intersection improvements that may occur and impact drainage
plans.

Catchment IV

The intersection of 5th Avenue and 1st Street has been subject to flooding in the past, requiring annual
pumping to alleviate flood waters. A network of drainage swales within a linear park system direct run-off
to the south end of Finch Crescent and west towards 2nd Avenue where it outlets into Catchment III. The
continued use of this drainage swale as illustrated on Figure 4-7 is considered to be critical in supporting
growth to the east.
It is our understanding that the soccer fields in this area were originally intended to act as dry ponds.
Based upon recent conversations with members of the municipal administration, this is no longer the case
and overland drainage is managed by the network of swales with no storage provided within these fields.

Catchment V

The drainage swale situated at the intersection of 3rd Avenue and 2nd Street has exhibited a propensity
to pond due to its depth and lack of grad, resulting in run-off circulating through the intersection before
flowing to 1st Avenue and 2nd Street. The primary drainage route within this catchment extends along
2nd Avenue and outlets to Catchment III. Additional drainage routes of importance include 4th Avenue
connecting to a potential drainage ditch near the soccer fields.

4.3.3	Design Criteria
The criteria set forth for the design of Stormwater Management Systems (SWM) includes consideration of
minor and major stormwater systems, and snow melt impacts on safety and accessibility.
For the purpose of the IMP and in keeping with standard engineering practice, the minor system is
comprised of piping, manholes, catch basins and outfall structures (i.e. the piped system). The major
system is comprised of the street system, detention facilities, park land and any other land required
to convey run-off. (i.e. the overland drainage system). It is recognized that the Town’s stormwater
management system is almost solely comprised of major systems represented by a network of overland
drainage routes.
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Future development should integrate concept plans to integrate drainage systems into the overland
drainage system using Low Impact Design and Planning Principles. Within the context of the Town, these
principles consider:
•
•
•

Management of land development as a non-renewable resource promotes the integration of SWM
facilities with other land uses such as road right-of-ways, sports fields, or landscaped areas.
SWM facilities should be situated and configured to ensure that they are integral components of
the community and open space system, as well as contribute to the quality of urban design in the
community.
A range of innovative techniques should be used to enhance SWM facility performance, minimize
maintenance requirements, facilitate resiliency with respect to climate conditions, and address ‘wintercity’ considerations to maximize public amenity and safety.

In determining the design of the drainage channel/linear park, storage pond and piping systems,
the peak rate of snow melt run-off, and accumulated volume of run-off versus time should be also
considered in addition to rainfall induced run-off.
On-street drainage designs shall prevent snow melt from accumulating at intersection corners
and curb ramps to maintain safety and accessibility. New development designs shall also include
consideration of snow storage and preventing associated snow melt from impeding overland
drainage through the Town’s system.

4.4

TRANSPORTATION NETWORK

The following sections outline the existing transportation infrastructure, traffic growth, and future
considerations as they relate to highway access and rail crossings as illustrated in Figure 4-8.

4.4.1	Existing Transportation Infrastructure
Highway 16 is a four-lane divided highway providing three points of access to the Town:
•
•
•

West Access at Range Road 3075.
Main Access at Park Avenue (Range Road 3074).
East Access via the intersections of Range Road 3073, Highway 305, and Highway No. 16.

Highway No. 16 is a four-lane divided highway with an R2 access management level standard. Access management standards are intended to minimize the impact of conflicting functions of land
access and traffic movement, and enable future conversion of at-grade accesses to grade separated interchanges.
An R2 access management level implies that:
•
•

At-grade intersections are allowed only at municipal road allowances at a minimum spacing of
3.2 km but with a desirable spacing of 8 km.
Direct property access to the main highway is not permitted. All property access to the main
highway is to be provided from a public road access via a service road.
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Since 2006, the traffic volumes along Highway 16 westbound have increased by 23% with a total
volume of 9300 vehicles per day. The eastbound highway lanes have seen a 52% increase in daily
traffic to 9520 vehicles per day. This growth in daily traffic is attributable to community growth
and an overall expansion of economic activity in the Saskatoon region. As a bedroom community,
it is fair to assume that commuter traffic sourced from within the Town is a significant contributor to the volume of eastbound traffic. to the east may be correlated to the high percentage of
Town residents commuting for work. Based on data from a community survey conducted in conjunction with the 2017 Official Community Plan update, approximately 90% of employed residents
commute to another community for work.
Range Roads 3075, 3074, and 3073 are parallel, north-south grid roads separated from each other
by a distance of 1.6 km. Range Roads 3075 and 3074 each intersect Highway No. 16 at skewed
angles; whereas, Range Road 3073 intersects with Highway No. 305 at a skew before connecting
to Highway No. 16. The Ministry’s R-2 access management standard would typically require atgrade intersections to meet a minimum spacing of 3.2 km.
The existing setback between Highway No. 16 and Range Road 3073 is approximately 30 m and
complies with MHI Standard Plan 20650 which defines the minimum distance between highways
and rural frontage roads with less than 100 vehicles of traffic per day. As traffic volumes at this location continue to increase this standard separation distance increases and will eventually reach
a point where improvements will need to be made to the intersection geometry to maintain an
acceptable standard of traffic safety.

4.4.2	Rail Crossings
There are two rail crossings situated within the Town including crossings at Park Avenue (Range
Road 3074) and Elevator Road. The Park Avenue crossing enables access north of the Town to
Sarilia Country Estates and several rural residences. The second crossing at Elevator Road provides a connection to a railway spur and private terminal.
The two crossings are separated by approximately 800 m. Based upon minimum spacing requirements and the configuration of the Town’s road network, it is not anticipated that any additional
crossing may be accommodated between these two crossings.
As development continues to extend north of the rail crossings, the Town will need to consider
upgrading the crossings to add an upgraded warning system including lights and gates.
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5.

Future Land Use and Infrastructure Servicing

The Town’s Official Community Plan features a Future Land Use Map (FLUM) intended to forecast the
intended direction and form for development within the community over the next 25-year period. This
projected growth will necessitate the expansion of existing and construction of new infrastructure. This
projected community growth is allocated between future and potential growth areas differentiated from
one another by the anticipated timing for development. Lands represented as Future Development as
illustrated in Figure 5-1 provide the basis for initial community growth corresponding to the 25-year horizon
anticipated by this report. Areas identified as Potential Future Development extend past the planning
horizon of this IMP and are intended to provide context for future plans.
The FLUM endeavors to promote a form of development to maximize investment in existing infrastructure,
and facilitate the efficient extension of infrastructure servicing to support growth through:
•
•
•

Directing development and growth towards a diversification of land use activity.
Promoting the development of under-utilized residential parcels, and the redevelopment of lands with
existing infrastructure and public services.
Encouraging a diversity of housing types focusing higher residential density in close proximity to the
Main Street Business District.

With respect to the sustainable development principles and regional urbanization patterns, the FLUM:
•
•

•

5.1

Encourages an ecological approach to land development by promoting a more compact form in the
spatial distribution of land within the context of the community vision for the Town.
Facilitates the equitable distribution of financial resources balancing the rehabilitation of existing
infrastructure within the Mainstreet Business District (MBD) promoting inclusivity, resiliency, and
housing affordability of existing community nodes with the extension of new servicing into greenfield
areas to support new growth.
Seeks to maintain a residential development pattern supported by commercial amenities and support
services within an 800-m walking distance.

SITE CONTEXT AND FUTURE GROWTH CONSIDERATIONS

Commercial nodes illustrated on the FLUM are intended to promote a development pattern that provides
a centrally located community core which is accessible to residents and offers opportunities for shopping
and promoting public events. One of the key objectives of promoting this development pattern is support
pedestrian access to the community core reducing the reliance on automobiles and enabling the area to
develop with an emphasis placed on pedestrian orientated development.
Land identified for commercial purposes west of Park Avenue is intended to provide flexibility to permit
industrial land use if the market demand for industrial outpaces commercial. The existing zoning bylaw
permits light industrial on a commercially zoned property as a discretionary use.
Growth in industrial land use is intended to continue expand to the west between Highway No. 16 and the
CN rail line. It is recommended that the Town initiate the process to annex the land from the existing Town
boundary to Range Road 3075 for the purposes of developing the area for industrial purposes once the
existing wastewater lagoon has been decommissioned.
Future annexation considerations beyond the horizon of this plan may consider annexing land from Range
Road 3075 west to Range Road 3080 bordered by Highway No. 16 and the CN rail line. Considerations
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regarding annexation of this land should be based on the identification of permanent intersection access
points and interchange locations on Highway No. 16. If Range Road 3080 becomes a permanent access
point location, there is strategic value in annexing these lands for the purposes of a highway commercial /
light industrial park accommodating operations including distribution warehousing, storage facilities, and
supply chain management operations (freight and cartage services).
The Town is anticipated to have sufficient land to accommodate residential growth beyond the plan
horizon of this IMP, based on an average population growth rate of 3.0% outlined in Section 2.
Due to availability of land to the east of Finch Crescent, and the relative serviceability of the land the
FLUM promotes this residential expansion in this area of the community. It is noted that there will
be some ability to promote residential development north of the CN rail line and towards the North
Saskatchewan River. This is a unique opportunity to promote connectivity to the river valley and the natural
environment.

5.2

INFRASTRUCTURE SERVICING RECOMMENDATIONS

While estimates of population growth are important in the preparation of an IMP, there are additional
influences that need to be considered when preparing and subsequently assessing the need to update the
IMP. These additional considerations include:
•
•
•

Are the plans for projected growth rate, development land use location(s), and residential density
being realized?
Are water and wastewater use patterns changing as the community grows?
Is there sufficient serviced land available for residential, commercial and industrial developments?

These are some of the questions that will be considered by the Town moving forward to address the
challenges of infrastructure planning and should form the basis of subsequent IMP reviews recommended
to occur every five years to monitor population projections against actual growth and planned
infrastructure improvements.

5.2.1 Waterworks System
Recommendations for waterworks infrastructure improvements based on the water distribution model
(WaterCAD) results, the Infrastructure Capacity Assessment, and the proposed improvements illustrated in
Figure 5-2 are as summarized as follows:
•
•
•
•
•
•
•
•
•
•
•
•
•

Filtration addition (population >1,900)
Third raw water well and pipeline (immediate)
PLC replacement (immediate)
Upgrade distribution pumps (population >2,275)
Expand reservoir storage (population >2,450)
Railway Street industrial extension
2nd Avenue cast iron water main replacement and commercial extension
Park Avenue to industrial area looping
Main Street water main rehabilitation
5th Avenue water main looping
4th Avenue water main looping
3rd Avenue water main looping
Addition of a fourth raw water well to support future growth
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•

Land acquisition for WTP/reservoir expansion.

The proposed Railway Street Industrial Extension would provide for the extension of a 250 mm (10”)
diameter water main trunk line along the perimeter of the Town providing water distribution to future
industrial development.
In addition to seeking to replace existing aged cast iron infrastructure, the proposed 2nd Avenue
commercial extension is intended to complete a looped system within the residential portion of 2nd Avenue
as well as extend servicing to future commercial uses. It is also recommended that the Town extend a 250
mm (10”) water main and install a series of hydrants north of the CN rail line. This would accommodate
not only future growth beyond the horizon of this plan, but also allow for additional firefighting capacity
in this area. Consideration to the size of the water main extension in terms of flushing and maintenance
requirements associate with water age should be made in considering these extensions.
The proposed water main looping projects are focused on servicing the Main Street Business District
and aid in improving fire flow conditions for the core area of the Town. Servicing future residential
development to the east of Finch Crescent is recommended to be constructed as illustrated and will be the
responsibility of the developer.
Additional looping may consider construction of a second water main supply coming from the WTP.
Consideration to shallow utilities will need to be explored during the design and construction of this
watermain.
Rehabilitation strategies for the water distribution systems may include: cleaning by way of swabbing;
cathodic protection to slow the deterioration rate of the pipe; water main lining; and, open cut
replacement.
With the installation of the 3rd raw water well, the PLC in the WTP would be programmed to cycles
between the raw water pumps. The nano-filtration membrane capacity will be a consideration with the
addition of a new raw water well. Upgrades to the membrane may coincide with the timing for a new
WTP to meet future growth demands. A new WTP will need to make provisions for greater filter membrane
capacity and reservoir storage. It should also include separate rooms for the generators, lab, and chemical
storage.
Any reservoir expansion will need to consider land control. A new reservoir would be ideally located
immediately east of the existing reservoir; however, this land would need to be acquired to support
construction in this location.
Additional waterworks system recommendation considers source water protection. Impacts to the aquifer
may be minimized by considering ecological management principles to accommodate growth in the
development of the Future Land Use Map in the Official Community Plan such as:
•
•
•

Minimizing impacts of development by contributing green space and amenities while promoting a more
compact form.
Respecting natural features and landscapes by retaining natural features where appropriate and
possible.
Maximizing the land use potential of the existing Town layout by promoting infill development on
underdevelopment properties where appropriate.
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5.2.2 Wastewater System
Recommendations for wastewater infrastructure improvements based on the pipe flow calculations
included in Appendix A, and the Infrastructure Capacity Assessment are illustrated in Figure 5-3 - Proposed
Improvements Sanitary Sewer Network as follows:
•
•
•
•
•

Main Street Sanitary Sewer Main Rehabilitation.
3rd Street Sanitary Sewer Main Rehabilitation.
2nd Street West Sanitary Sewer Main Upgrade.
SPS 2 Upgrades.
Construction of new facultative wastewater lagoon (ongoing).

The improvements are focused on rehabilitation or replacement of existing sanitary sewer mains in the core
area of the Town, in order to maximize the development potential for both the core area of Town, and the
initial residential growth to the east that may connect to the existing gravity system.
A CCTV inspection program will examine the condition of the gravity based sewer mains identifying any
structural defects (e.g. cracks, holes, and offset joints) as well as any operational issues such as roots and
grease. Improvements to the sanitary sewer mains should be verified by CCTV inspection to provide further
evaluation, and to confirm rehabilitation measures. Rehabilitation measures for consideration may include:
aggressive cleaning programs to address heavy root infiltration, grease accumulation, or sediment build up;
herbiciding targeted to tree root infiltration; Cured in Place Pipe (CIPP) where a resin impregnated line is
inserted into an existing sewer and inflated; and, open cut replacement.

5.2.3	Stormwater Management Systems
Development on the east side of Langham will require construction of stormwater management
facilities to handle drainage and mitigate effects of increased runoff on the downstream areas to the west
of the Town. These facilities will be required to maintain drainage flows at or, below the pre-development
condition. Maintaining the future run-off flow rate to at or below the pre-development condition will ensure
that future flows do not exceed what the Highway No. 16 and effluent ditches arecurrently receiving during
storm events.
Construction of the linear park / drainage channel alongside Finch Crescent is essential prior to
completion of the new subdivision. This facility can also act as storage but will require pumping or
construction of the outlet drainage swale.
Consideration should be given to the construction of a stormwater retention pond both in Area I and Area
IV. The intent of the retention ponds would be to have the capacity available to receive flows during higher
intensity storms, and to manage the overland release of stormwater to at or below pre-development rates.
It is intended that the cost of installation of stormwater collection systems to support future growth will
be the responsibility of the developer.

5.2.4	Transportation
Conversations with the Ministry of Highways and Infrastructure (MHI) suggests that the Town should
avoid, where feasible, increasing the connection with Range Road 3073 in the short term. As outlined in
Section 4.4.1, the existing 30 m spacing between Range Road 3073 parallel to Highway No. 16 and the
volume of traffic approaching values greater than 100 vehicles per day can create conflicts in peak periods
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at the East Access. This results in the intersection becoming substandard due to the volume of traffic
accessing Range Road 3073 from the intersection grouping at Highway No. 305 and Highway No. 16.
Simple realignment of the Range Road 3073 connecting to Highway No. 305 to the MHI standards would
not be feasible given the curve and the resulting required sight stopping distance on Highway No. 305.
Therefore, the intersection and east access to the Town pose a significant unknown and question as to
how it will be addressed to accommodate growth.
Restricting growth to the east will prove difficult based on other factors influencing infrastructure servicing.
The logical extension of sanitary sewer and waterworks infrastructure in the short term is to the east;
however, any new subdivisions should not create additional connection points to Range Road 3073 until
such time that any required intersection improvements can be determined.
It should be noted that any subdivision application may require a TIA from MHI. In the case of this specific
intersection group, the TIA process would examine the traffic generated by proposed developments and
the potential increased use of the existing Range Road 3073, Highway No. 305 and Highway No. 16
access. Through the TIA, the traffic volume capacity of the existing intersection would be determined.
Developments that do not exceed the traffic volume capacity threshold may proceed; however, as
incremental developments continue the traffic volume capacity will be eventually exceeded. Once the
capacity is exceeded for development to proceed, costly intersection improvements would be required to
accommodate the increased traffic volumes. If a developer or the Town cannot finance these improvements,
development would be prevented until the improvements could be completed; therefore, it is recommended
that the Town consider including the costs of intersection improvements at these location in a development
levy. The required improvements would need to be determined by a study to examine the options and the
costs associated with each option.
As a result of the continued increase in traffic along Highway 16, long term access management is also
an unknown given that the East Access and the Main Access are less than the standard minimum 3.2 km
spacing. Additionally, the West Access into Town is less than the standard minimum spacing. The long
term permanent access could be either, or a new consolidated location, or it may be that both accesses
would remain open if there was a justification for an exception to the standards. The future of the other
intersections to the west (Range Road 3075, 3080, and 3081) would also depend on the designated
permanent Town access. The R-2 access management level is a future freeway standard. In that capacity,
the required separation distances are to facilitate the proper separation of on and off ramps.
It is recommended that in the short term (< 5 years) the Town should:
•
•

•

Plan for Traffic Impact Assessments (TIA) to be part of any future subdivision
application.
Consider setting aside funds for improvements at the East Access, and the Main
Access. Improvements may include acceleration lanes at the Main Access; a TIA would
determine the type of improvements necessary, help determine when the improvement
would be required, and identify the costs associated with the required improvements.
Initiate conversations with the MHI Network Planning group and the R.M. of Corman
Park on a Joint Planning Project to identify permanent access and interchange locations
on Highway No. 16.

Medium and long-term needs would be determined through the TIA and Area Plan processes.
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With respect to the impact of growth on rail crossings, any growth to the north needs to consider
both the type of warning system required at the crossings and emergency services access (Police,
Fire, and EMS) in the event that a train is blocking one or more access point.
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6.

Financing Growth

The Town is expected to experience significant growth over the next 25 years which represents an
opportunity to promote new development, attract investment, and manage growth in a financially
sustainable manner consistent with the goals, objectives and values set forth in the OCP and integrated
into this IMP. This IMP focuses on the infrastructure required to act as the foundation of growth in
the community and the funding mechanisms to recover, in whole or part, capital costs associated with
infrastructure servicing.
The Town recognizes that it has a fiduciary responsibility to the community to manage its financial
resources in a responsible manner based upon sound advice. To this end, establishing a basis for
assigning the direct and indirect costs of infrastructure servicing not only substantiates the assignment of
responsibility, it also provides an opportunity for the Town to establish a sound financial strategy to guide
decisions concerning the construction and financing of new infrastructure required to support growth. In
this manner capital costs associated with infrastructure servicing are appropriately apportioned to the
parties benefiting from this municipal investment.
Preparing a development charge which is defendable and reflects accurate capital cost projections is one
step in insuring that the Town is appropriately prepared to respond to capital projects required to maintain
and improve infrastructure to support current and future development.

6.1

DEVELOPMENT CHARGES DEFINED

Development charges as referred to in this document refer to servicing fees and development levies
as defined within The Planning and Development Act, 2007 (the Act). Development charges provide
communities with an opportunity to define the respective roles of public and private investment in
financing growth. Sections 169 and 172 of the Act authorize Council to impose a development charge
covering all or a part of the capital costs of providing, altering, expanding or upgrading:
•
•
•
•

Sewage, water and drainage works
Roadways and related infrastructure
Parks
Recreational Facilities

Often infrastructure provides a benefit to more than one development and, consequently, the cost of
developing the infrastructure should be shared by all benefiting developments. The Act distinguishes
between infill development which involves the intensification of land use on an existing subdivided
property where the intensification is expected to trigger additional capital costs and greenfield subdivision
which represents the subdivision and extension of new services to previously undeveloped lands by
prescribing two different but related recovery mechanisms. Development levies are typically applied to
infill development whereas servicing fees are generally employed in response to new property subdivisions.
All municipal infrastructure contemplated by the Act generally follows a similar life cycle relying on
different funding mechanisms to support this life cycle. Development charges relate directly to the
construction phase of this life-cycle.
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Growth related infrastructure can be separated into two categories as illustrated below:

For the purposes of this report, it is assumed that internal works will remain the sole responsibility of a
private developer and attention will be focused on the various approaches available to Lumsden to manage
external works.
There are numerous approaches to financing growth related infrastructure. At one end of the spectrum
is the municipally centred approach where the municipality finances all the front-end external works and
recovers this investment incrementally from developers who are deemed to benefit from these works on a
proportionate basis. As new subdivisions occur, each developer is assigned a proportionate responsibility
of this municipal investment as a fee contained within the servicing agreement or as a condition of a
development agreement.
Municipal centred approaches are best suited in the following circumstances:
•
•
•

Where the spatial extent of a service area is large requiring the party responsible for financing the
front-end costs to have significant debt and risk capacity
Where the municipality decides to proactively support or incent a certain form of development
Where a growth area involves many individual property owners/developers
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•
•

Where the municipality acknowledges that a capital infrastructure project will benefit the existing
population by relieving an existing capacity shortfall
Where the local development industry does not have the expertise or experience to front end the costs
of major works

On the other end of the spectrum, a community may take a developer centred approach where the
municipality does not take on any direct responsibility for financing growth related infrastructure. In this
instance, developers are expected to fund all works using their own resources. This approach is most
appropriate:
•
•
•

Where servicing areas can be compartmentalized allowing for projects to be separated into smaller
independent phases, reducing financial obligations and associated risks
Where there are a small number of landowners in designated growth areas
Where the municipality has limited financial resources available to support capital infrastructure
projects

Langham currently utilizes an approach which falls somewhere in the middle of this spectrum by retaining
responsibility for financing major water and wastewater treatment systems and community recreational
facilities while transferring the obligation for the construction of any linear infrastructure connections
to these larger scale systems to individual developers. Under the current approach, developers are held
solely responsible for the construction of all sewer and water lines and associated facilities, drainage
works and internal and external roadways.
By assigning most of responsibility for constructing external and internal works to the developer, the
Town’s long term financial liability is minimized and growth-related infrastructure is predominantly funded
through a user pay approach.

6.2

FUNDING SOURCES

The graphic below illustrates the various financial tools available to a municipality to provide the
financial resources needed not only to fund growth but also to allow for the operation, maintenance and
replacement of these public assets.
INSERT FINANCIAL SOURCES GRAPHIC
Investment in new infrastructure to support community growth in a community can draw on any one or all
the financial sources represented above. Third party funding, municipal taxes, servicing agreement fees
and development levies are most commonly associated with growth related infrastructure projects.
The opportunity exists to incorporate a portion of future capital infrastructure investments for water and
wastewater systems and facilities within the Town’s utility rates. A utility rate is generally comprised of:
•
•
•
•

Administrative costs (wages/salaries/benefits)
Supply costs (water supply)
Operation and maintenance costs
Capital reserves

The Town may assign a portion of any planned capital improvements to the water and wastewater systems
to supplement the other growth-related funding sources typically employed and identified above.
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By assigning a portion of the planned capital cost for these projects to a utility rate, the Town may
establish a consistent source of repayment and a broader funding base for capital projects required to
maintain the level of service, continue to meet provincial regulatory requirements and which provide broad
benefits.

6.3

BASIS FOR CALCULATION

Development Levies and Servicing Agreement Fees can be calculated and assessed in a variety of ways
based upon land use and community geography. Some of the more common ways for calculation include:
•

Application of a uniform rate across the whole community regardless of land use (Uniform
Development Charge).
Application of a different levy rate for each type of land use (Land Use Specific Charges).
Application of a variable rate for different areas of the community based upon well defined service
areas (Sector Based Charges).

•
•

As these charges are often subject to significant scrutiny, choosing an approach which can be most
easily defended is also a consideration that should be made. Industry best practices taken from other
jurisdictions suggest that in most cases a Uniform Development Charge is favoured over a Sector Based
Charges that applies a variable rate within a community. A Land Use Specific Charge provides a uniform
application across a community but a variable rate is applied to residential and non-residential uses to
represent their variable demand for and impact on municipal infrastructure. This approach seems to best
balance the other two approaches and presents the most readily defendable application in a small to
medium sized community.

6.4

PROGRAM TIME FRAME

For the purposes of this IMP, we are recommending that a Land Use Specific Charge approach be
taken to calculate development charges.
Development charges are based upon the forecasted servicing requirements for an anticipated amount of
development that may occur over a certain period. Development charges can be established on either a
“build-out” or a revolving basis.
A build-out approach includes all projects which will need to be constructed to realize the full amount of
development anticipated by the FLUM over the full 25-year planning horizon. Alternatively, a revolving
approach identifies only projects that are necessary to facilitate growth over a specific time period which
may align with the community’s five-year capital planning process.
Utilizing a build-out approach promotes greater stability in rates over time but is often less accurate in
assessing projects costs given the propensity for economic changes to affect materials and labour rates
over time. A revolving program is generally more defendable and based upon a documented commitment
where aligned with the Town’s capital budgeting process. Establishing a rate based upon a revolving
approach aligns with the FLUM but requires some further consideration by the Town in identifying priority
growth areas and necessitates a greater commitment to promoting growth in these areas.
For the purposes of this IMP, we are recommending that a build-out approach be taken to define the
capital projects that comprise the development charge to minimize the complexity of managing the
charge rates over time.
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6.5

UNIT FOR CHARGES

Development charges can be applied to development or subdivision on a site or building area basis or on a
per lot basis. The choice of which method to use comes down to administrative capacity and community
characteristics.
Residential development charges are most typically applied on a per lot basis for single detached dwellings
and a per dwelling unit basis for multi-family dwellings. These are considered the most appropriate units
for assessment as they can be directly related to the population forecasts used to inform the development
forecast. Other jurisdictions assign the charge based upon a building’s square footage which provides
the most accurate estimation of its demand for services based upon the premise that a larger building
will have a greater occupancy than a smaller building and as such will have a greater impact on municipal
infrastructure. The problem with this approach is that it requires the application of the charge at the time
of building construction whereas residential charges are generally charged at the time of subdivision.
Another approach is to calculate the charge based upon the size of a lot or area basis. This results in
encouraging developers to maximize the number of units that may be represented within in a subdivision
recognizing that a smaller lot size will reduce the per unit equivalent development charge cost. It is noted
that it is common for lot area to be used to calculate commercial and industrial charges.
For the purposes of this IMP, we are recommending that an area based unit is used for calculating
both residential and non-residential development charges.

6.6

ALLOCATION OF BENEFIT

At the foundation of financing growth is the principle that those that benefit from investments into new
infrastructure should be held responsible for the cost of its construction and that growth should not come
at the expense of the existing community. In determining the benefiting party, it is appropriate to ask the
following question:
If no additional development were to occur, would this infrastructure project be required?
If the answer to the question is no, then it will be reasonable to allocate all or most of the financial
responsibility to new developments which derive benefit from the new infrastructure. If the answer is yes,
then it is assumed that the capital project benefits existing and new development. Situations in which
there might be a shared benefit includes:
•
•
•
•
•
•

The repair or unexpanded replacement of existing assets.
The maintaining or increase in overall average service level or existing operational efficiency.
The elimination of a chronic servicing problem not primarily created by growth.
Providing services where none previously existed.
Alterations in service requirements primarily due to the change in needs of the existing population
base.
Alterations in service requirement primarily due to changes in regulatory requirements.

A summary of the estimated capital costs associated with upgrading or extending services or facilities to
the projected growth areas over the next 25-year period is detailed in Appendix XX. Each capital project
was evaluated in consultation with the Town to assess the allocation of benefit and subsequently the
basis for funding. A percentage of the estimated capital expenditures associated with each infrastructure
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project were allocated to the development charge based upon the anticipated allocation of benefit
provided by the capital improvements to both existing and future development.

6.8

DEVELOPMENT CHARGE IMPLEMENTATION

The following sections provide information relating to the implementation development charge
implementation procedures.

6.8.1	Development Charge Adjustments
Communities are often successful in receiving grants or other forms of financial assistance (e.g. federal/
provincial funding, fundraising, private donor contributions, etc.) to offset the cost of growth-related capital
costs. It is appropriate that the gross servicing costs be reduced by the anticipated value of third party
grants and contributions to the extent that they are able to be used to fund growth-related costs. This
is generally acknowledged because the grants and other contributions are offsetting municipal costs of
service, of which the benefits ultimately accrue to all system users. Where conditional grants have been
secured by the Town towards a specific project, the project cost should be reduced by the amount of the
grant. Unconditional grants, even though they may have been utilized by the Town for financing a project,
are not deducted from the final project costs, as it can be rationalized that such funding could have been
used for other projects. For the purposes of this IMP, it is assumed that any grants or alternative forms of
funding received for the capital projects listed in Appendix XX will be applied to reduce the gross project
cost thus sharing the benefit proportionately between new and existing developments.

6.8.2	Development Charge Assessment
It is expected that 50% of the total calculated development charges will become due immediately upon
execution of the servicing or development agreement and that the balance of development charges will
be assessed incrementally as the serviced properties are sold, prior to the issuance of development and/
or building permits. Net development area definitions will be applied in determining development charge
obligations.
Net Developable Area (NDA) is defined as follows:
Gross Area – The area of lands to be developed in hectares that have not previously
been subject to a development charge.
• Less: Any environmental reserves contained within the development area including
environmental reserves and environmental easements.
• Less: Allowance for Municipal Reserves.
• Less: Lands dedicated for public roadways.
• Equals: Net Developable Area.

The NDA is the area subject to development charges. Sections 171(3) and 172 (4) of The Planning and
Development Act, 2007 prohibit the assessment of more than one charge per development, or the
assessment of a servicing agreement fee for work previously addressed by a development levy unless it
can be demonstrated that the municipality will incur additional capital costs as a result of the proposed
subdivision or development. The consequences of this is that where a subdivision of a new parcel occurs
and a servicing agreement is executed to assess a servicing fee for the subdivision, a development levy
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may not be assessed in the future on that property for any works previously undertaken or funded by the
original servicing fee unless it can be shown that the intensification of the property development will result
in the municipality incurring additional capital costs as a result of the intensification.

6.8.3	Development Charge Credits and Exemptions
Development charges will not be collected on lands where:
•
•
•

It can be shown or it is reasonable to assume that the land was previously connected to all municipal
services including water, sanitary sewer, and storm drainage services and road access.
There will be a reasonable opportunity to collect offsite levies in the future, upon subdivision and
further servicing of the land.
The land remains completely un-serviced.

Where a new service is provided to an existing residence but it is not appropriate to assess a charge
in its entirety then an appropriate connection charge will be assessed to allow the service connection.
The connection charge will be evaluated based upon the equivalent value of the development charge
components for services provided, land area used by an equivalent residence on an urban lot and future
opportunities to collect the full charges.
This occurs only where an existing, formerly un-serviced residence is connected to Town services where no
planning, subdivision or zoning changes are contemplated. The Town may also consider providing a partial
or full exemption where it is consistent with an adopted economic development initiative as a means of
further encouraging the establishment of a specific type of new development, or density of development in
strategic areas of the Town. Such an exemption would be funded within the broader Town tax structure.
Situations often arise where a developer proposes development in advance of the planned construction
of the associated external infrastructure needed to support this new development creating a divergence
between the Town’s project budgeting and development charge fee funding. The Town should consider
adopting a policy requiring a developer to be solely responsible for funding all of the external capital
works which would have otherwise been provided by the Town where a development precedes its
forecasted servicing. This private expenditure would be considered a loan to the Town to be credited
against the calculated development charge with the outstanding balance repaid by the Town at a later
date when the capital work project was original intended to be completed based upon the Town’s capital
project schedule. This process allows for development to be front-ended by a developer who is then later
reimbursed for their investment into external infrastructure works.

6.8.4	Municipal Financing, Budgeting and Inflation
There is likely to be an occasional disconnection between the timing of capital infrastructure projects and
development charge accounting, creating temporary funding shortfalls within the dedicated development
charge account, resulting in the potential need for the Town to provide temporary financing for these
projects. A detailed financial plan forecasting and reconciling these anticipated divergences should be
undertaken as part of the Town’s regular five-year capital works budgeting process.
Recognizing that a development levy is a living document and that economics change over time, it is
essential that the cost estimates used to calculate the development levy/servicing fee be updated
regularly to reflect annual inflation. It is also important to update these estimates as formal project tenders
are received to ensure that the most accurate data is employed. The levy rate calculations should be fully
updated at least once every five years to match the Town’s capital works budgeting cycle.
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7.	Climate Resiliency and Vulnerability Considerations
The actions taken today by the Town to proactively adapt to the changing climate will enhance community
resilience to climate change while reducing the human and economic costs of climate related impacts.
Table 7-1 describes the anticipated shifts in prairie climate conditions. The potential impacts on municipal
infrastructure systems with recommendations towards future design considerations to increase the
resilience of municipal infrastructure are outlined in Appendix XX.

Table 7-1
Anticipated Shifts in Prairie Climate Conditions

Tempurature
Increase in Annual Temperature
Increase in the Average Number of Day above +30⁰C
Decrease in the Average Number of Days below -30⁰C
Precipitation
Increase in Total Spring Precipitation
Decrease in Total Summer Precipitation
Snow/Ice
Increase in Precipitation (rain) during Winter Months
Wind
Increase in frequency, intensity, and severity of storm
events

Community resiliency is also addressed in establishing emergency preparedness, response and
recovery guidelines, and an emergency management structure for the Town and related emergency response agencies (RCMP, Fire, EMS) in the event of a major weather event or infrastructure
failure originating in the Town beyond the normal response capabilities of first responders, in
order to:
•
•
•
•

Maximize the emergency response capability and level of preparedness by efficiently and rapidly deploying emergency services
Minimize the impact of the emergency on the health, safety and welfare of the citizens, on
property, infrastructure and on the environment
Preserve essential municipal services
Recover from the emergency
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Plans should be developed to address a coordinated response to municipal vulnerabilities associated with:
•
•
•

Critical Infrastructure Failure – water, sewer, telecommunications, electricity, natural gas
Extreme Weather Events – summer storms (tornado/wind, wild fire, flooding, heat wave/
drought), winter storms (blizzard, ice storm, extreme cold)
Hazardous Material – release of dangerous goods including toxic chemical spill, flammable
liquid release. Includes consideration of train derailment impacts
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8.	Recommendation
It is recommended that in order to align infrastructure servicing to support growth in the most effective
manner that infrastructure capacities in future systems be monitored in conjunction with population and
employment growth rates and land use needs. This is important to allow sufficient time to implement
infrastructure capital projects to support growth and maintain the availability of serviced land.
The Town should:
1.
2.
3.

Monitor development approvals and other growth characteristics to ensure
timely implementation of infrastructure capital projects.
Update capital project needs and timing based on a regular review of actual
growth versus projected growth rates.
Continue dialogue with provincial and federal governments to communicate
infrastructure needs, and to anticipate any future infrastructure funding grants
the Town may be able to access.

Closure
This report was prepared for the Town of Langham to project the future population growth, land use
requirements, and infrastructure servicing based on a 25-year planning horizon. This information informs
the anticipated future residential, commercial, industrial, institutional, and recreational land requirements
to the year 2042, and provides an initial background into growth management strategies to finance
infrastructure improvements to support future growth.
The services provided by Associated Engineering (Sask.) Ltd. in the preparation of this report were
conducted in a manner consistent with the level of skill ordinarily exercised by members of the profession
currently practicing under similar conditions. No other warranty expressed or implied is made.
Respectfully submitted,
Associated Engineering (Sask.) Ltd.

Eric Gaudet, M.Sc., P.Eng.
Project Manager					
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Appendix A - Infrastructure Capacity Assessment Summary
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Estimated
Capacity
Threshold

Future
Demand

Public Works – Wastewater Operator
Certifications

Level 1

1,500

Level 2

1,500

<1

All four operators have obtained their Level 1 wastewater treatment, and wastewater collection certifications. Operators need to plan to upgrade
certifications in wastewater treatment, and wastewater collection to Level 2. Level 2 certifications are required after a population reaches 1,500.
Source: Environmental Project Officer, Environmental and Municipal Management Services

Raw Water Well Pumps

14.7 L/s

20.8 L/s

20.5 L/s
32.6 L/s

2,075
3,320

<1

20.8 L/s based on combined pump capacity of 9.5 L/s and 11.3 L/s. In the event of a single pump failure, neither pump is capable of meeting existing
demand of 14.7 L/s. A 3rd well is recommended to provide redundancy in the system and a 4th well will be required to support future population growth.
Source: 2015 Water System Assessment Report – Associated Engineering

Levels 1 – 3

1,500

Level 2

1,500

<1

Operators with Level 1 certifications should plan to upgrade their certifications to Level 2. Currently at least 2 Operators have obtained their Level 2
certifications. One operator has reached their Level 3 in water treatment.
Source: Environmental Project Officer, Environmental and Municipal Management Services

Sewer Main from SPS 2 to SPS 1

22.8 L/s

25.9 L/s

>25.9 L/s

1,690

3-5

Based on calculating the theoretical capacity of the sewer main pipe network, it is suggested that the sewer main is operating at or near the
recommended hydraulic operating capacity of 80%.
Source: Theoretical Capacity of Existing Sanitary Sewer Network Calculations – Appendix A

SPS 2 Lift Station

4.0 L/s

6.2 L/s

6.2 L/s

1,690

3-5

Based on pump capacity of 6.2 L/s, capacity threshold may be reached after the development of an additional 75 residential lots east of Finch
Crescent. Estimated current demand based on theoretical capacity determined by pipe flow calculations. Recommend a predesign report to determine
final recommendations for SPS2 improvements.
Source: 2008 Sanitary Sewer and Water System Assessment Report – Associated Engineering & Theoretical Capacity of Existing Sanitary Sewer
Network Calculations.

Nanofiltration (NF) Membrane
System

11.0 L/s

13.7 L/s

13.9 L/s
25.3 L/s

1,850
3,150

5-7

Based on maximum daily demand
Source: 2015 Water System Assessment Report – Associated Engineering

Raw Water Filtration Equipment

14.7 L/s

18.2 L/s

18.7 L/s
30.9 L/s

1,900
3,320

6-8

Based on maximum day pre-treated water demand
Source: 2015 Water System Assessment Report – Associated Engineering

132
dam3/year

200
dam3/year

201
dam3/year
305
dam3/year

2,200

~10

Future demand of 305 dam3/year assumed to support a population of 3320; however, future demand exceeds the average day capacity of the aquifer.
Completion of a third raw water well may result in exceeding the water license.
Source: 2008 Hydrogeologic Assessment - Beckie Hydrogeologists (BHL) Report

Treated Water Distribution Pumps

11.0 L/s

17.0 L/s

17.2 L/s
25.3 L/s

2,275
3,320

~12

Based on maximum day demand with one pump out of service.
Source: 2015 Water System Assessment Report – Associated Engineering

Water Treatment Plant – Reservoir
Storage

726 m3

1,245 m3

1,245 m3
1,675 m3

2,450
3,320

~15

Based on providing 2x the average daily demand as required in EPB 501: Waterworks Design Standard.
Source: 2015 Water System Assessment Report – Associated Engineering

Raw Water Source – Average Day
Capacity, Dalmeny Aquifer

363
m3/year

819
m3/year

831
m3/year

3,320

~25

Recommend considering a secondary water supply to assist in meeting future demands, and providing redundancy in water supply as a source water
protection measure.Source: 2008 Hydrogeologic Assessment - Beckie Hydrogeologists (BHL) Report

490 m3/day

1,660
m3/day

1,030
m3/day

3,000

20-25

6.0 L/s

48 L/s

28.7 L/s

3,000

>25

Infrastructure Component

Public Works – Waterworks Operator
Certifications

Raw Water Source - Water License,
Dalmeny Aquifer

Wastewater Lagoon

SPS 1 Lift Station

Estimated
Population
Threshold

Estimated
Time Frame
(# of Years)

Estimated
Current
Demand

Comments (DRAFT)

@ 3% growth

3,320

Threshold capacity assumes the Phase 1 construction of the new wastewater lagoon designed to accommodate a population of 3,000, and ability to
expand to support a future population of 5,000 in Phase 2.
Source: 2017 Wastewater Treatment Upgrade – Associated Engineering
Peak day pump capacity of SPS 1 anticipated to support a population of 3,000 people
Source: 2017 Wastewater Treatment Upgrade – Associated Engineering
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(The Langham Advantage)

10 | P a g e

The Langham Advantage is an information package that consists of 6 documents:
1.) So You're Opening a Business
2.) The Investors Guide to Langham
3.) Zoning Bylaw Compliance Worksheet
4.) Building Fee Schedule
5.) Examples and Permits Required
6.) Host Guide

So, You’re Opening a Business

So, You’re Opening a Business in Langham
A Primary Feasibility Checklist to Opening a Business in Langham

Step 1.) Market Research
The first step to opening any business is to conduct market research to ensure the potential business
will be feasible and profitable. We’re positive you have already done your research. But, if you haven’t
already, please read ‘The Investor’s Guide to Langham’ attached in Appendix A.

Step 2.) Zoning Compliance
According to The Planning and Development Act, 2007, council cannot approve any permits or
applications that contravene the Town of Langham’s Zoning Bylaw. The Town’s Zoning Bylaw can be
found at www.langham.ca, or copies can be made for a fee at the Langham Town Office. If you require
clarification on how to read the Zoning Bylaw, please see the ‘Zoning Bylaw Compliance Worksheet’
attached in Appendix B

Step 3.) Costs and Budgeting
We know you’re busy budgeting. So, for your convenience we have attached the ‘Unadopted Building
Fee Schedule, 2018’ in Appendix C that outlines the majority of fees involved with building and
developing a property within the Town of Langham.

Step 3.) Permitting
Are you constructing a new building, renovating an existing building, or require a change of use? Check
what permits you may need in our ‘Examples and Permits Required’ attached as Appendix D.

APPENDIX A

(An Investors Guide to Langham)

The Investor’s Guide to
Langham

Published in 2020 by the Town of Langham, with projections from Square One

POPULATION
With its close proximity to Saskatoon,
efficient transportation routes, and
affordability, the Town of Langham is
experiencing a period of population growth.

A GROWING COMMUNITY
According to the 2016 Statistics Canada
Census, the population of Langham is 1496.

Population

1496

The population growth is expected to
persist into 2021 with a 10.5% increase. By
2021 Langham expects to surpass 2000
residents.
Langham’s population resides in
approximately 605 households which is
projected to see a 11.4% increase by 2021.
This increase may be largely due to the
Town of Langham’s new lagoon, increased
capacity and locational advantage.

YOUNG POPULATION

Average Age

33

This population growth has been recorded
most frequently in the 25-34 age category,
showing that the average age of our
population is getting younger, and that the
influx is younger families seeking the
affordability, convenience, and comfort of
Langham. The average age in Langham is
33.8 years-old.

EDUCATED RESIDENTS
Of Langham’s current population, 64% have
received post-secondary education
including trades, colleges, and university.

64%

Population with
post-secondary
education
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Household Spending
The average household income in Langham is $102,993 per year.
In 2018 it was projected that the average household expenditure was $93,174 per year. The top

categories of this expenditure are illustrated in the pie chart below:

7%

14%

22%

5%

40%
12%

Food
Clothing and Accessories

Shelter
Transportation

Houshold Operations
Recreation
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Industry Analysis
The Town of Langham boasts a locational
advantage. The town is currently situated
along a double-lane highway (Highway
16), a CN route, and is within 20 minutes
from the City of Saskatoon.
Top three industries in Langham are
Construction, Health Care & Social
Assistance, and Agriculture.
Langham has experienced a large industry
growth in 2019 where multiple businesses
opened including a Grocery Store, Café,
Fitness Centre, and Health Facility
(including pharmacy, dental, and mental
health services), among others.
This industry growth is expected to
continue by a combined projection of 35%
by 2021.

The cost of a business license for a commercial business located in the Town: $ 20 - $100 annually.
Competition: In 2020, over 70 business licenses were issued.

(Sept. 2020)
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(Sept. 2020)

(Sept. 2020)

(Sept. 2020)
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LANGHAM INDUSTRIAL DISTRICT
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Railway
ZONING: M-Industrial supports a variety of business types and uses. It is ideal for large light manufacturing
businesses that are looking for a variety of access points (rail, commercial transportation, etc.).
Notable Businesses: Crank-It Auto Care, Cornucopia Honey, Bar Double B Honey Ranch
Average Price: $197,646

Highway 16 Corridor
ZONING: C2-Highway Commercial supports a variety of business types and uses. It is ideal for medium to
large commercial businesses that are looking for high traffic volumes, increased visibility, and highway
access. A mix of uses currently exist here with some parcels currently undeveloped.
Notable Businesses: Petro-Canada, Trans-Care, Subway
Average Price: $130,000 / acre

Main Street
ZONING: C1-Commercial supports a variety of business types and uses. It is ideal for small retail businesses
that are looking for high traffic volumes and increased visibility. The majority of lots are developed.
Notable Businesses: Three Beans Café, Langham Grocery Store, Langham King Restaurant, Langham Health
(including Langham Dental and Langham Pharmacy), Prairie Strong Fitness
Average Price: dependant

For current property listings please visit Colliers International:
https://www.collierscanada.com/en-CA

6|Page

Contacts and Additional Resources
Saskatoon Regional Economic Development Authority
www.sreda.com

Square One, Saskatchewan’s Centre for Entrepreneurship
https://squareonesask.ca

Statistics Canada, Census Profile - Langham
https://www120.statcan.gc.ca/
Jamie Paik, CAO
Email: admin@langham.ca
Phone: 306-283-4842
Andrea Carroll, Director of Community and Economic Development
Email: ecdev@langham.ca
Phone: 306-283-4806
See also: ‘So You’re Opening a Business in Langham’
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APPENDIX B

(Zoning Bylaw Compliance Worksheet)

Zoning Bylaw Compliance Worksheet
Under The Planning and Development Act, 2007 council cannot approve any permit, application, or
proposal that does not comply with the Town of Langham Zoning Bylaw, 2018. You can view the Town of
Langham Zoning Bylaw on our website: www.Langham.com. Please use the following worksheet to
determine if your proposal complies with the Zoning Bylaw.
1.) Determine your Current Zoning
a.) Please locate your property on the map below.
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b.) Use the legend to determine the current zoning of your property. The zoning of the property
(i.e. Industrial) will determine the zoning regulations for the parcel.
Current Zoning: ______________________________________________________________
Please locate the zoning of your property and flip to the relevant page of the Zoning Bylaw.
R1 – Low Density Residential
Page 66
R2 – Large Lot Residential
Page 69
R3 – Medium Density Residential District
Page 72
R4 – Low Density Residential and Modular Home District
Page 76
CS – Community Service District
Page 79
C1 – Community Centre Commercial District
Page 83
C2 – Highway Commercial District
Page 87
MU – Mixed Use District
Page 91
M – Industrial District
Page 96
PR – Parks and Recreation District
Page 100
FUD – Future Urban Development District
Page 103

2.) What is the proposed use of your property?

__________________________________________________________________________________

__________________________________________________________________________________

3.) Zoning Bylaw Compliance
a.) Is this proposed use listed as either permitted or discretionary use in the ‘Development
Standards’ table for your zoning? Does it comply with the Development Standards
mentioned?
□ YES If you answered YES to both of the questions in #3, your proposal likely complies with
the Zoning Bylaw and may proceed with your application or permitting process.
□ NO If you answered NO to either of the above questions in #3, your proposal may not
comply with the Zoning Bylaw. Please contact the Town Office @ 306-283-4842 for
information on how to make your proposal comply with the Zoning Bylaw.
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APPENDIX C

(Unadopted Building Fee Schedule)

Unadopted Building
Fee Schedule 2018
Building Permit Application:
Minimum Fee Part 9 Project

$5/$1,000
$50

Zoning Bylaw Text Amendments
Zoning Bylaw Map Amendments
Class 1 District to Class 1 District
Class 1 District to Class 2 District
Class 1 District to Class 3 District

$100
$200
$500
$100
$200
$300
$100
$200
$300

Demolition Permit:
Demolition
Demolition – Refundable Deposit

$50
$300

Class 2 District to Class 1 District
Class 2 District to Class 2 District
Class 2 District to Class 3 District

Moving Permit:
Moving
Moving – Refundable Deposit

$50
$300

Class 3 District to Class 1 District
Class 3 District to Class 2 District
Class 3 District to Class 3 District

Signs:
Highway Corridor Signs (Annual Fee)
Portable Signs (Annual Fee)
Permanent Sign Permit Application Fee
(for the first $5000)

$50
$25
$30

The price shall be $5.00 for every $1000 in excess of $5000

Development Permits:
Permitted Principal Use
Permitted Accessory Use
Discretionary Principal Use
Discretionary Accessory Use
Development Appeal Fee

Minor Variance:
Permitted Principal Use
Permitted Accessory Use
Discretionary Principal Use
Minor Variance Use
Development Appeal Fee

Permit
ted
Princi
pal
Use
up to

$200
$50
$50
$200
$50
$50

*The Minor Variance Fees are in addition to any fees relating to a zoning
amendment.
* All Amendments may be subject to advertising costs

$200

Discretionary Use Applications:
Discretionary Principal Use
Approval Renewal

$50
$50
$200
$200
up to $50

$200
$200

APPENDIX D

(Examples and Permits Required)

Town of Langham
P.O. Box 289 230 – Main Street E.
Langham, Saskatchewan S0K 2L0
Phone: (306) 283-4842 Fax: (306) 283-4772

Examples of Projects and Required Approvals
The following information provided below is for reference purposes only as some projects may be
subject to further approvals based on the scope of the project.
Development
Permit

Building
Permit

Any project which includes install of a new
sewer or water service connection to the building

✓

When
Applicable

Any project which requires extending a sewer or
water connection on or off site

✓

Project / Development

✓

Home Occupation (separate application)
New Detached, Semi-Detached or Duplex
Dwelling Unit

When
Applicable
If
Applicable

✓
✓

✓

✓

✓
✓

New Secondary Suite within a semi-detached or
duplex dwelling unit

✓
✓

✓

New Multi-Family Dwelling Units or Townhouse
Dwelling Units (Apts & Condos incl.)
Additions or alterations to any multifamily or
townhouse dwellings

✓

✓

✓

✓

New Mobile Home or RTM Dwelling
Addition or alterations to a detached, semidetached, duplex, mobile home or RTM dwelling
New Secondary Suite within a detached or RTM
dwelling unit

✓

N/A

N/A

Any New Commercial Building

✓
✓

✓
✓

Any New Industrial Building

✓

✓

✓

✓

✓
N/A

✓
N/A

2

Accessory Building under 9.3m

Residential Deck (attached or detached) more
than 12” above grade

Any New Institutional Building
Additions or alterations to commercial, industrial
Any change in use – any building
Fences

www.Langham.ca

Town of Langham
P.O. Box 289 230 – Main Street E.
Langham, Saskatchewan S0K 2L0
Phone: (306) 283-4842 Fax: (306) 283-4772

General information required for Development Permits
• Proposed site plan, showing:
o all proposed buildings, sizes and setbacks to property lines;
o Utility lines;
o Proposed drainage and finished lot grade; and
o Landscaping (parking and loading areas, entrance and exit points to the site,
fences, screening, trees, etc.)
• Proposed use of the building;
• Adjacent land uses

General information required for Building Permits
• All detailed construction plans and materials as well as professional seal if required
• Construction details (floor joists, studding, heating, lighting, etc.)
Please be advised that Fire Department and Health Department approval may be required on some
projects and developments as well.
For any projects which may include plumbing systems (construction, reconstruction, extension, etc.) a
plumbing permit will be required. All plumbing permits shall be issued to a Journeyman plumber, prior
to work, and inspections are required and shall be conducted by the Saskatchewan Health Authority,
Saskatoon Region. If plumbing is for new construction please be advised that a water meter will not be
supplied or installed until the plumbing has been inspected, approved and permit signed off by the
Public Health Authority.

Other applications that may be required include:
- Discretionary Use Application
- Demolition/Moving Permit
- Minor Variance Application
For more information regarding Building and Development Permits please contact Andrea
Carroll @ 306-283-4806
For any information or enquiries regarding plumbing permits or Health Department
approvals please contact Saskatchewan Health Authority – Saskatoon Region, Public Health
Inspections @ Phone: 306-655-4605 or email phioc@saskatoonhealthregion.ca

www.Langham.ca

Host Guide
Host your next event in Langham!
Langham is conveniently located 20-minutes west of Saskatoon on Highway 16. Langham is a safe, clean
and friendly community with several amenities and accommodations including a motel, RV park,
restaurant, coffee shop, grocery store, and more!
Some of Langham’s local attractions include Langham Days, the Slo-Pitch Tournament, Fowl Supper, and
numerous parks (including a spray park).
The convenient location, small town pricing, and local amenities make Langham the ideal community to
host your next event.

Facilities
Affinity Community Hall
Each event requires a $500 deposit ($400 damage deposit & $100 cleaning deposit) which can be
submitted by cheque or Visa/MasterCard authorization and is required in advance to hold your booking.

Pricing

With all bookings, tables and chairs are available at no extra cost.
•

30 round tables (seats 8 comfortably)

•

30 rectangular tables of 8-foot length (seats 8 comfortably).

•

approximately 300 chairs (100 leather, 200 plastic).

Hall Size
The Main hall area is 71 feet long (from stage to kitchen) and 58 feet wide.

Our kitchen is fully stocked with:
•

cookware

•

coffee mugs

•

water glasses

•

serving utensils

•

water jugs

•

tea towels

•

mixing & serving bowls

•

dish rags

•

platters

•

salt and pepper shakers.

•

cutlery

•

Several large and small coffee makers

•

dinner plates

•

large insulated drink containers (orange in

•

lunch/salad plates

color) are also available

The kitchen is equipped with a gas 2 oven, 6 burner and flat top grill range and dishwasher. A walk-in
cooler is available for your convenience.

Weddings
Wedding rentals are available in one, two, or three-day packages and include kitchen and bar use.
We also have a screen and projector available for rental as well. These require a separate damage
deposit.
There are a number of local caterers, bartenders, limo services, décor rentals in the Langham and area.
For inquiries or bookings, please call (306) 291-3483 or email: facilities@langham.ca

FAQ
Q: Are microphones apart of the rental?
A: Yes, you need to request a microphone when you pick up the key prior to your rental.
Q: What is the max occupancy of the facility?
A: 400 people with liquor 600 without.
Q: Is the facility wheel chair assessable?
A: Yes

Langham Centennial Arena

Our artificial ice facility is available for public events, sports team bookings, and private functions.

Local

Before 5:00pm*

$75/hr +gst ($78.75)

Non-Local

Before 5:00pm*

$100/hr +gst ($105.00)

All

After 5:00pm

$178.50/hr +gst ($187.43)

All except Minor Sports

Weekend Day

$1250/day +gst ($1312.50)

Minor Sports

Weekend Day

$1000/day +gst ($1050.00)

101 Main St East
Langham, SK S0K 2L0
Phone: (306) 291-3483
facilities@langham.ca

Langham Curling Rink

115 Main St E Langham, SK
Mailing address Box 430 Langham. SK S0K 2L0
Phone – (306) 283-4414
langhamcurlingclub@gmail.com
Learn to Curl – Certified Coaches – It’s Free!

Lil Vikings Multi-Use Facility
This multi-use facility will be located on Main Street and house the Lil’ Vikings Preschool, Office Spaces,
and more!

Accommodations
Good Times Motel
320 Park Avenue
306-283-0060
goodtimesmotel@yahoo.com
Only 15min from the Saskatoon John G. Diefenbaker International Airport!

Room Rates: Starting @ $69/Night
•
•
•
•

Wi-Fi/ Free Internet
Cable
Air Conditioning
Kitchenettes

•
•
•
•

Van Houtte Coffee
Wheel Chair Accessible
Executive Suites Available
Pizza & Restaurant on site

River Valley RV Park
306-283-4672
letsgo@rivervalleyrvpark.com

http://www.rivervalleyrvpark.com/

Open April 15 – October 31
River Valley R.V. Park is close enough to
Saskatoon for easy commuting to and from
the city. We also get you out of the city for a
good start in the morning on your journey
without the hassle of the traffic. Situated
close to a gas/diesel station, convenience
store and a restaurant, you can park and
stay, not having to drive to access these services.

•
•
•
•
•
•

Complimentary Wi-Fi
48 – sites
30 & 50 amp
Free Hot Showers
Laundry Facility

•
•
•
•
•

dog park
horseshoe pit
pickleball court
lawn games
patio with pergola

small clubhouse where you can play cards, table games, enjoy coffee and a visit, or read a
book.

