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Introduction 

To meet increased consumer demand and provide retail variety to Saskatoon residents, Canadian Tire 
wishes to expand its store at 1731 Preston Ave. N. Located in the Preston Crossing Shopping Centre, the 
property is currently zoned Direct Control District 3 (DCD3) and is part of a Regional Commercial Area. 
The University of Saskatchewan owns the land and leases a portion of it to Canadian Tire. The property 
manager is Harvard Development. The Preston Crossing Shopping Centre consists of several retail and 
service businesses, including Sobeys, Burger King, and a Co-op Gas Bar, among others. Canadian Tire 
has hired McElhanney to act on their behalf. 

McElhanney would like to make application to amend sections of Zoning Bylaw (ZB) No. 8770 as they 
relate to development regulations in the DCD3 district. This application also includes a proposed 
amendment to the Concept Plan for the DCD3 district. These amendments will provide development 
flexibility for further development and alterations in the DCD3 district, that extend beyond the benefit of 
Canadian Tire to other businesses in the district.  The amendments comply with the policies of 
Saskatoon’s Official Community Plan (OCP) No. 9856. 

To support these amendments, McElhanney has conducted extensive research and best practice study to 
show how and why these amendments should be adopted. This research is included in this report and will 
justify to city staff the benefits of these amendments. Research includes a mobility study, a pedestrian 
activities and amenity analysis, and an evaluation of current and proposed site conditions. 

Proposed changes to the DCD3 District include: 

• Adding text to allow for a ‘garden centre sales area’ accessory structure (an enclosed commercial 
selling area) that is not required to be located adjacent to the permitted use, and a definition of a 
permanent accessory sales building to clarify that such a building is only accessory to the 
permitted use; and 

• Removing minimum parking requirements as per the City’s current Housing Accelerator Fund 
amendments. (NOTE: Should Council approve the removal of minimum parking requirements, it 
will replace McElhanney’s proposed recommendation of a minimum of 1 stall per 30m2 of GFA – 
See 1.1.4). 

Once adopted, these changes will make Preston Crossing Shopping Centre a better place to visit, shop, 
and explore for Saskatoon and area residents. In addition to supporting Canadian Tire’s development 
plans as it continues to be an important economic partner and employer in the area, these amendments 
will allow for additional development throughout the DCD3 district. 

 



Our File: 2531-69402-00 | February 29, 2024 

Parking Regulation 

To understand how DCD3 parking requirements shape urban space and the benefits that amending 
current parking rates will have for the area, McElhanney reviewed parking-related policies and regulations 
within Saskatoon and other similarly sized municipalities. 

The DCD3 district (Section 13.3.8.iii) currently requires 1 parking/loading space for every 20 m2 of gross 
floor area (GFA). The Gross Floor Area (GFA) for the entire retail site, both north and south of Preston 
Ave is 77,412m2 a minimum requirement of 3881 parking stalls. If approved, Canadian Tire’s expansion 
would increase the overall GFA to 79,591 m2. This would increase the parking stall requirement to 3980 
stalls, for an overall increase of 99 stalls. Figure 1 – Proposed Site Development provides an overview of 
the Proposed expansion of the existing Canadian Tire store.  

1.1.1. Figure 1 – Proposed Site Development 

 

In addition to the store expansion, Canadian Tire is also proposing to construct a ‘garden centre sales 
area.’ (as shown in Figure 1). This building would display seasonal goods and provide shoppers access 
to a greater variety of goods. The garden centre sales area along with the enhanced landscape to support 
transit connectivity, will reduce the existing parking supply by 48 stalls. Overall, 3833 stalls will be 
available to customers, with a total reduction of 1.2%.  

Due to current DCD3 parking requirements, the proposed Canadian Tire expansion and garden centre 
sales area cannot be constructed as-is. As such, current parking requirements limit economic investment 
in the Preston Crossing Shopping Centre and restrict residents’ access to goods. McElhanney is thus 
recommending that parking restrictions in the DCD3 district be amended to provide 1 stall per 30 m2 of 
GFA unless Council approves the removal of minimum parking requirements, which would replace that 
proposed standard. A change to 1 stall per 30m2 of GFA would modify the overall parking supply 
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requirement to 2653 stalls. It is important to note, that while this alteration to the parking standard would 
allow Canadian Tire to expand its retail store in the immediate future, the revised parking standard would 
apply to the DCD3 District in its entirety.  

To understand how parking minimums are set across Saskatchewan and neighbouring provinces and 
how Saskatoon’s regulations compare, McElhanney conducted a parking comparison review. This review 
compared parking requirements for several similarly sized municipalities. The table below shows the 
differences in parking requirements per m2 of GFA for similarly zoned districts: 

1.1.2. Table 1 – Parking Comparison 

Municipality Regina Red Deer Moose Jaw Swift Current Saskatoon 

Population 226,404 100,844 34,872 16,304 226,141 

Zoning 
Mixed Large 

Market 
Commercial 

Vehicle-Oriented 
Commercial 

Highway 
Commercial 

DCD3/Regional 
Commercial 

Area 

Parking Stalls 
for GFA 

1 per 150m2  

(excluding 
first 150m2) 

1 per 20m2 1 per 100m2 1 per 28m2 1 per 20m2 

Required 
Stalls  

(79,591 m2) 
531 3980 796 2843 3980 

As illustrated above, except for Red Deer, Saskatoon has the highest relative parking requirements for 
comparable zoning districts. Compared to other Saskatchewan municipalities, Saskatoon’s DCD3 parking 
requirements are a minimum of 29% higher than the next highest municipality, Swift Current. As such, 
Saskatoon’s DCD3 parking regulations do not align with best practice parking limits. By removing 
minimum parking requirements entirely or changing the limit to 1 per 30 m2, Saskatoon’s regulations 
would be comparable to other Saskatchewan municipalities and would be more appropriate when 
analysed alongside similar zoning districts. 

While parking limits in other municipalities provide context, zoning decisions must also align with the 
City’s OCP. The OCP provides clear direction on how the City should develop and change regarding 
parking. For example, the OCP promotes the “efficient use of land” (F1.1. a. i) and creating commercial 
areas that have a “pedestrian-oriented focus” (F1.2.f. ii). Further, commercial employment areas should 
“discourage large areas of surface parking” (G4.1.2.e. ii). By removing parking requirements or reducing 
the limit to 1 space per 30 m2, businesses will not be required to contribute to parking sprawl. This shift 
will, in turn, make Preston Crossing more convenient and accessible for shoppers travelling between 
businesses and for those who arrive using active transportation by making more space for new access 
points and pathways connecting the shopping centre to the multi-use pathway and the proposed BRT 
station on Preston Avenue N. 
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To further evaluate how the site is served using the current parking requirements, McElhanney completed 

a Site Mobility Study to evaluate different options for site configuration and navigation within the site. The 

parking rate review highlighted the impacts of the Canadian Tire expansion on the overall parking 

availability at the retail site. With the demolition of certain areas and the construction of new retail spaces, 

the total Gross Floor Area (GFA) was found to increase to 79,591m². This expansion will also reduce the 

number of parking stalls from 3,881 to 3,833. The adjusted parking rate for the entire retail area is 

calculated as 1/20.704, which represents approximately a 3.7% decrease from the rate prescribed by the 

land use bylaw. This analysis indicates that while the expansion will moderately reduce the parking 

availability, it remains within acceptable limits and provides an opportunity for Canadian Tire and other 

retail stores within the DCD3 district to expand. 

 

Parking utilization analysis was conducted to identify whether the existing parking facility is operating at, 

below, or above capacity. Generally, parking facilities are considered “effectively full” at a utilization rate 

of 85%. This utilization rate is a common target for parking space occupancy and indicates the moment at 

which finding an available parking space becomes challenging for drivers, resulting in increased 

circulation as users look for parking. Based on the weekday and weekend peak demands observed, the 

existing parking facility is not currently being used to its full capacity. The current parking facility was 25% 

utilized during the weekday peak hour, and 38% utilized during the weekend peak hour. Both utilization 

rates are well below the 85% effective capacity threshold, indicating that the current parking facility 

operates well below capacity and is sufficient to accommodate existing and increased peak parking 

demands.  

1.1.3. Figure 2 – Overall Parking Utilization for Preston Crossing 

 

0%

5%

10%

15%

20%

25%

30%

35%

40%

11:00 AM 12:00 PM 1:00 PM 2:00 PM 3:00 PM 4:00 PM 5:00 PM

Overall Parking Utilization

Thursday Saturday



Our File: 2531-69402-00 | February 29, 2024 

1.1.4. City Council Direction 
At the Regular Business meeting on December 20, 2023, Saskatoon City Council voted to direct 
Administration to review and make recommendations regarding the removal of minimum parking 
requirements from Zoning Bylaw No. 8770 in conjunction with the fourth initiative of the Housing 
Accelerator Fund Action Plan. Should the removal of minimum parking requirements be approved by 
Council, the removal of minimum parking requirements would replace the proposed 1 stall per 30m2 of 
GFA standard as recommended in this report. 

Accessory Uses  

As presented above, Canadian Tire wishes to build a ‘garden centre sales area’ as part of its expansion 
proposal. This structure will be accessory to the principal building and provide shoppers access to 
seasonal goods. Unlike traditional garden centres, the garden centre sales area is proposed to be fully 
enclosed and used year-round. The structure will be separated from the Canadian Tire building by an 
internal road and several parking stalls. 

The DCD3 district (Section 13.3.6.a.i) limits accessory uses to adjacent selling or customer service areas 
that are outdoors or partially enclosed. McElhanney recommends that this regulation be amended to 
allow for adjacent and stand-alone selling or customer service areas that are outdoor, partially, or fully 
enclosed. 

The final location of the outdoor sales area is to be evaluated based on criteria such as ensuring 
pedestrian connectivity to the principal use, ensuring that it does not impede vehicular or pedestrian 
traffic, does not impede the route or movement of delivery vehicles, and is not located in an area on 
which parking or landscaping is required. 

This amendment would give Canadian Tire and other businesses in the DCD3 district greater flexibility in 
making best use of the land. For Canadian Tire, this includes expanding the selection of goods they can 
offer shoppers, thus providing consumers with a greater variety and selection of goods. McElhanney 
believes that this decision aligns with the Saskatoon OCP’s goals of becoming a “business-friendly 
environment” that “continues to grow and diversify” (C1.7). 

Pedestrian Connectivity 

As part of the proposed amendments to the DCD3 district, a pedestrian connection from the multi-use 
pathway running adjacent to the south property line must be established to replace the current connection 
between the current Canadian Tire store and the Best Buy location. To replace the pedestrian 
connection, a new connection will be established that connects the multi-use pathway to the parking lot, 
as presented on the concept plan. The connection will allow for those travelling on the multi-use pathway 
to access the site from the south and will utilize existing sidewalk infrastructure to access the retail area. 
The exact location of this pedestrian connection will be confirmed during the detailed design stage for the 
development permit.  

In addition to the new connection to the multi-use pathway, the shopping centre is immediately south of 
the proposed Preston Crossing BRT station on Preston Avenue N. An enhanced pedestrian connection 
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from the station to the development is proposed to contribute to Saskatoon’s overall transit network, 
aligning with the OCP’s goal to “facilitate accessibility with improved connections” and to “encourage 
greater use of the transit network” (F1.2.a.iii). 

Site Improvements 

As part of the development and expansion of Canadian Tire, there will be a minor relocation of the 
existing entry feature. As part of the proposed site improvements, public seating and an enhanced 
landscaped area will be provided on an extended sidewalk at the front of the store. This area will maintain 
the existing placemaking archway feature and provide pedestrians with a place to rest on the site.  

Conclusion 

Canadian Tire aims to expand its store at 1731 Preston Ave N in the Preston Crossing Shopping Centre 
to meet consumer demand and enhance retail capacity for Saskatoon residents. To support this 
expansion, McElhanney, acting on Canadian Tire’s behalf, proposes amendments to Zoning Bylaw No. 
8779 for the Direct Control District 3 (DCD3) to provide development flexibility. These changes are in 
conformance with Saskatoon’s Official Community Plan No. 9856 and work to create a better retail and 
travel experience for shoppers and visitors. The proposed amendments include allowing a fully enclosed 
stand-alone ‘garden centre sales area’ accessory structure and adjusting parking requirements to allow 
all businesses within the DCD3 district the flexibility to expand. In support of these amendments, 
Canadian Tire also intends to invest in pedestrian connectivity and public amenity space by providing 
placemaking and active transportation improvements to enhance wayfinding and accessibility (see 
attached conceptual drawings provided in Appendix A and B). By adopting the amendments as 
presented, the DCD3 district will continue to align with OCP policies while supporting Canadian Tire’s 
economic growth as a contributing partner in the area. 
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Appendix A 

Conceptual Site Plan – Not Issued for Development Permit 
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Appendix B 

Conceptual Pedestrian and Public Enhancements 
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Appendix C 

Assumptions & Statement of Limitations 
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Assumptions 

The following assumption shall be considered in association with this report.  
 
Draft Bylaw  
It is assumed that prior to proceeding with first reading for the DCD3 District text amendment, the draft 
accompanying textual amendment bylaw will be provided to our team for review and approval. 
 
Pedestrian Connection to Multi-Use Pathway 
It is assumed that the required pedestrian connection from the southerly parking lot to the existing multi-
use pathway to the south of the site will be in a vicinity that would provide pedestrians the ability to utilize 
existing sidewalk infrastructure between the Sobeys grocery store and Sobeys Liquor Store/Canadian 
Tire dealer pick-up area. The final location and design of the connection from the multi-use pathway into 
the parking lot will be confirmed during the development permit stage.  

Garden Centre Sales AREA (Accessory Structure)  
It is assumed that the text amendment to the DCD3 district will include a definition that allows for the 
construction of a fully enclosed garden centre sales accessory structure that is associated with the main 
store. It is understood that limitations surrounding the inclusion of washrooms and a staff room in this 
separate building will likely form part of the definition, however the size limitation will not prevent the 
construction of the proposed 850 m2 building on site. 

Parking Minimum Removal 
It is assumed that should Council approve the removal of the parking minimums from the DCD3 district in 
association with the Housing Accelerator amendments, that the removal of parking minimum amendment 
will replace the proposed recommendation of a minimum of 1 stall per 30m2 of GFA, as outlined in this 
report.  
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Statement of Limitations 
Use of this Report. This report was prepared by McElhanney Ltd. ("McElhanney") for the site, design 
objective, development, and purpose (the “Project”) described in this report and for the exclusive use of 
the client identified in this report (the “Client”). The data, interpretations and recommendations pertain to 
the Project and do not apply to any other project or site location. This report may not be reproduced, 
used, or relied upon, in whole or in part, by a party other than the Client, without the prior written consent 
of McElhanney. The Client may provide copies of this report to its affiliates, contractors, subcontractors, 
and regulatory authorities for use concerning and in connection with the Project, provided that any 
reliance, unauthorized use, or decisions made based on the information contained within this report are at 
the sole risk of such parties. McElhanney will not be responsible for the use of this report on projects 
other than the Project, where this report or the contents hereof have been modified without McElhanney’s 
consent, to the extent that the content is an opinion, and if the report is preliminary or draft. This is a 
technical report and is not a legal representation or interpretation of governmental agencies’ laws, rules, 
regulations, or policies.  
Standard of Care and Disclaimer of Warranties. This report was prepared with the degree of care, skill, 
and diligence expected from a qualified member of the same profession, providing a similar report for 
similar projects and under similar circumstances per generally accepted planning and scientific 
judgments, principles, and practices. McElhanney expressly disclaims any and all warranties in 
connection with this report. 

Information from Client and Third Parties. McElhanney has relied in good faith on information provided 
by the Client and third parties noted in this report and has assumed such information to be accurate, 
complete, reliable, non-fringing, and fit for the intended purpose without independent verification. 
McElhanney accepts no responsibility for any deficiency, misstatements, or inaccuracies in this report due 
to omissions or errors in information provided by third parties or for omissions, misstatements, or 
fraudulent acts of persons interviewed. 

Effect of Changes. All evaluations and conclusions stated in this report are based on facts, observations, 
site-specific details, legislation, and regulations as they existed at the time of report preparation. Some 
conditions are subject to change over time, and the Client recognizes that the passage of time, natural 
occurrences, and direct or indirect human intervention at or near the site may substantially alter such 
evaluations and conclusions. McElhanney should be requested to re-evaluate the findings of this report 
and to provide amendments as required before any reliance upon the information presented herein upon 
any of the following events:  a) any changes (or possible changes) to the site, purpose, or development 
plans upon which this report was based; b) any changes to applicable laws after the issuance of the 
report; c) new information is discovered in the future during site excavations, construction, building 
demolition, or other activities; or d) additional subsurface assessments or testing conducted by others. 

Independent Judgments. McElhanney will not be responsible for the independent conclusions, 
interpretations, interpolations, or decisions of the Client, or others, who may come into possession of this 
report or any part thereof. This restriction of liability includes decisions made to purchase, finance, or sell 
land or concerning public offerings for the sale of securities. 
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Contact 
Jill Hofer 
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