
Regular Council Meeting  
Council Decision Item:  25- 107 

December 8, 2025  
 

Subject:  

Zoning Bylaw Amendment 

Recommendation:  

THAT Bylaw No. 720-25, a bylaw to amend Zoning Bylaw No. 581-14, be introduced and given first 

reading. 

Background:  

At the October 27, 2025, Committee of the Whole Meeting, the Committee approved the 

Comprehensive Development Proposal for Parcel Z (now referred to as Parcels X and Z) and directed 

administration to draft the required Official Community Plan (OCP) and Zoning Bylaw Amendments of 

the Town of White City (the Town) for first reading. 

Administration has prepared the draft amendments required for the Zoning Bylaw, attached as 

Appendix A, including: 

1. Adding subsection 5.18, Residential Contract District – R6-C. 

2. Updating the Zoning District Map. 

3. In accordance with the plan of proposed subdivision, rezoning Parcels X and Z to R6-C and two 

municipal reserve parcels as MR2 and MR3. 

4. Enter into an agreement with White City Investments, as the current landowner, for the 

intention of providing medium density multi-unit residential development. 

The contract district agreement, attached as Schedule A to the draft bylaw, has been reviewed by 

internal staff, the Town’s Planning Consultant and the Town’s solicitor. The purpose of a contract district 

enabled in the OCP/ZB, is zoning by agreement to allow for more specific controls and regulations which 

runs with the land. The contract district agreement identifies specific uses, conditions and setbacks, site 

standards and regulations for unique parcels of land. The agreement outlines the terms and conditions 

of the agreement including all of the regulations associated with the contract zoning district.   

The process for Zoning Bylaw Amendments: 

1. Draft Zoning Bylaw Amendment 

2. Introduction and First Reading of the Bylaw 

3. Public Notice (Mandatory) 

a. Notice must be provided in accordance with Part X of The Planning and Development 

Act, 2007 (PDA), including two consecutive weekly advertisements, with the public 

hearing held only after the second notice and at least two clear weeks following the 

publication of the first notice. 

4. Public Hearing (Mandatory) 

a. A Public Hearing must be held prior to second reading of the amending bylaw. 
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b. If substantial amendments are made to the amending bylaw, the PDA requires re-

advertisement of the changes and an additional public hearing. 

5. Second and Third Reading Provided 

6. Bylaw will come into effect upon ministerial approval of Bylaw 720-25, The Official Community 

Plan Bylaw Amendment.  Although Zoning Bylaws do not require approval from Community 

Planning, they do need to adhere to the OCP. 

Based on the requirements, the following timeline is proposed: 

1. December 8, 2025 – First Reading 

2. December 12, 2025 – Issue First Public Notice 

3. December 19, 2025 – Issue Second Public Notice 

4. January 5, 2025 – Hold Public Hearing* 

5. January 5, 2025 – Second and Third Reading 

*Due to recent participation and civic engagement, it may be prudent to choose an alternate date and 

location for the public hearing to accommodate scheduled meeting times and public attendance.  

Historically we have held public hearings prior to Regular Council Meetings but this practice may need to 

be reconsidered. 

Administration has recommended proceeding with first reading of the bylaw as it was directed by 

Council to bring the proposed amendment forward.  In recognition of the petition for referendum 

received November 10, 2025 and the delegation before the Committee of the Whole on November 24, 

2025, Council may proceed with first reading or consider deferral of the proposed amendment which 

would defer approval of the proposed plan of subdivision and development of the Town Centre but 

would honour the delegations request to hold off on zoning amendments until the referendum is held.  

Implications:  

Strategic:  Proceeding with the proposed amendments meeting the strategic objective 

under Innovative Development to support the continuing development and 

growth of the Town Centre. 

Financial:  Advertising costs of the public notice will be approximately $500.00 and is 

accounted for under the advertising budget in the 2025 Annual Budget. 

Policy/Legal:  Part V, Division 1 of the PDA includes provisions for the Zoning Bylaw and Clause 

46(3)(a) allows a Council to authorize the preparation of an amendment to an 

Zoning Bylaw.  Amendments are also required to follow the Public Notice 

provisions as laid out in Part X of the PDA as described in the background. 

Communications:  Public notice will be prepared and distributed per the requirements of Part X of 

the PDA and the Town’s Public Notice Bylaw. 
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Alternatives:  

1. Council may request additional amendments to the Zoning Bylaw. 

2. Council may choose to defer first reading to a later date. 

3. Council may choose not to proceed with first reading of the bylaw. 

 

 
Voula Colbow, Town Clerk  

Attachments : 

Appendix A – Bylaw No. 720-25, Zoning Bylaw Amendment 

 



2025  

Bylaw No. 720- 25 
ZONING BYLAW AMENDMENT

Adopted by Town of White City Council on [Month Day, Year]

Introduced and read a first time on November 10, 2025. 

Read a second time on [Month Day, Year]. 

Read a third time on [Month Day, Year]. 
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Zoning Bylaw Amendment  Bylaw  No. 720- 25 

 

2 This Bylaw shall come into force on the date of adoption by Council and 

upon ministerial approval of Bylaw No. 721–25, the Official Community 

Plan Amendment.  

 

SEAL 

 

Mayor 

 

Town Manager 
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Zoning Bylaw Amendment Bylaw  No. 720- 25 

SCHEDULE A
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1.3 Nothing in this Agreement shall be interpreted to establish general policy direction for multi-unit 
residential development elsewhere in the Municipality. The development of the Land which, 
because of its shape, size, unique characteristics and other unusual conditions, requires special 
consideration to achieve the desired results consistent with the applicable land use category and 
the general intent of the zone in which it is situated. 

1.4 If any inconsistency arises between this Agreement and the illustrative elements of the 
Development Proposal, this Agreement will govern. 

2. AMENDMENT TO ZONING BYLAW

2.1 It is the intention that the Town shall adopt an amendment to Bylaw 581- 14 (the “Zoning Bylaw”) 
to have the effect of creating a new residential zone for the purposes of contract zoning of the 
Land, which will coincide in all material respects with the provisions set forth in Schedule “B” 
hereto. 

2.2 The following shall be conditions precedent to this Agreement coming into force: 

(a) The Town shall have adopted the contemplated amendment to the Zoning Bylaw;

(b) Each of the Town and the Developer shall thereafter certify that the amendment adopted
by the Town meets the criteria set forth in section 2.1 above and the parties shall
accordingly be bound by this Agreement upon approval of the amendment; and

(c) The Ministry of Government Relations shall have approved the associated Official
Community Plan amendment; and

(d) The Town and the Developer shall have entered into one or more binding agreements
pursuant to ss. 171 and/or 172 of the Act.

2.3 The aforementioned conditions precedent are intended for the protection of both parties and 
may not be waived unilaterally by either. 

3. ZONING

3.1 The existing land is zoned FUD  – Future Urban Development. 

3.2 Upon satisfaction of the conditions precedent in Section 2, the Land shall be zoned R6-C - 
Residential Contract District. 

4. APPLICABLE ZONING AND DEVELOPMENT STANDARDS

4.1 During the currency of this Agreement, Any development occurring upon the Land shall: 

(a) Be subject to all provisions governing development and use and all development standards
applicable to a property located in the  R6-C - Residential Contract District;

(b) Conform in all material respects with the Development Proposal;

(c) Conform to the requirements of any agreement(s) entered into by the Town and the
Developer pursuant to s. 171 and/or s. 172 of the Act; and

the Developer covenants and agrees not to develop or undertake any development or use of the 
Land unless such development, use and construction comply with the provisions of this 
Agreement. 

4.2 The Developer shall at all times comply with any and all municipal, provincial and federal laws 
governing development of the Land and shall forthwith disclose to the Town any directives or orders 
made with respect to the Developer’s operations by any regulatory authority and shall at all times 
comply with any such order. 

4.3 The parties agree that, except to the extent otherwise specified in this Agreement, the provisions 
of the Zoning Bylaw as further amended from time to time shall apply. 
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5. Termination 

5.1 This Agreement shall terminate on the earlier of: 

(a) Termination of this Agreement pursuant to the provisions of The Planning and Development 
Act, 2007; or 

(b) Written agreement between the Town and the Developer; and 

5.2 The Developer may, at any time prior to the expiry of this agreement, apply to the Town to vary the 
terms and conditions hereof. 

5.3 Upon termination of this Agreement, and regardless of whether the Town should rezone the land, 
the use and development of the Lands shall revert to that of a FUD- Future Urban Development 
Zone. 

6. Discretion Not Fettered 

6.1 Nothing in this agreement shall act in any way to fetter the legislative discretion of the Town 
Council on any matter. 

6.2 The foregoing subparagraph shall apply to but is not limited to matters respecting approval, non-
approval or amendment of the contemplated amendment to the Zoning Bylaw, and to any 
requirement to enter into agreements pursuant to s. 172 and/or 173 of the Act nor the contents 
thereof or any other matter to be legislatively determined by Town Council prior to the 
satisfaction of the conditions precedent provide herein, including but not being limited to any 
application made by the Developer to amend the provisions of this Agreement. 

7. Registration and Applicability to Subsequent Owners 

7.1 The Developer acknowledge that this Agreement is made pursuant to Section 69 of the Act and the 
Developer agrees that this Agreement may be registered by way of an Interest Registration against 
the Title to the Land. As provided in Section 236 of Act, Section 63 of The Land Titles Act, 2000 does 
not apply to the Interest registered in this Agreement.   

7.2 This Agreement shall run with the Land pursuant to Section 69 of The Planning and Development 
Act, 2007, and shall bind the Developer, its successors and assigns. 

7.3 The Developer covenants and agrees that any sale, lease or other disposition or encumbrance of 
the Land or part thereof shall be made subject to the provisions of this Agreement. 

8. Dispute Resolution 

8.1 Where a dispute should arise with respect to this Agreement or any matter arising therefrom, the 
parties shall work cooperatively and negotiate in good faith to find a solution that will ameliorate 
or eliminate such default to the satisfaction of both parties. 

8.2 Where a dispute arises and either Party shall conclude, after the passage of 15 days, that the 
matter cannot be resolved pursuant to subparagraph 8.1 above, a Party may deliver written 
notice to the other. 

8.3 Following delivery of a notice pursuant to subparagraph 8.2 above, the parties shall be at liberty 
to take such action as they may consider advisable.  The parties will, where possible explore the 
possibility of resolving all or some portions of any dispute by way of arbitration, but absent an 
agreement to make a joint submission, either party may have recourse in a court of competent 
jurisdiction. 

9. Notice  
 

Any notice required to be given hereunder may be given by way of registered mail addressed to the 
Developer at:  

White City Investments Ltd. 
150-221 19th Street SE 
Calgary, AB T2E 7M2 
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Any notice required to be given hereunder may be given by way of registered mail addressed to the Town 
at its offices at: 

Town of White City 
14 Ramm Avenue East 
PO Box 220 Station Main 
White City, SK S4L 5B1 
 

10. General 

10.1 If any covenant or provision of this Agreement is deemed to be void or unenforceable in whole or 
in part, it shall not be deemed to affect or impair the validity of any other covenant or provision of 
this Agreement. 

10.2 This agreement shall be governed and interpreted in accordance with the laws of the Province of 
Saskatchewan. 

10.3 This agreement shall enure to the benefit of and be binding upon the parties hereto and their 
respective heirs, executors, administrators, successors and assigns. 

10.4 Time shall be of the essence. 
 

IN WITNESS WHEREOF the Parties hereto have executed this Agreement as at the ___ day of 
________________, 2025. 

 

       TOWN OF WHITE CITY 
 
       Per:       
       Name:       
       Title: Mayor  
 
 (Seal)  
 
       Per:       
       Name:       
       Title:  Town Manager 
        
 

WHITE CITY INVESTMENTS LTD. 
 
 
       Per:       
       Name:       
       Title:        
 
 (Seal) 
       Per:       
       Name:       
       Title:        
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SCHEDULE “B” 
Proposed Amendment – Zoning Bylaw 

 
 

5.18.1 Permitted Uses and Regulations 

 

R6-C 
Residential 

Contract District 

Minimum Development Standards and Site Regulations  
(unless indicated otherwise) 

Site 
Frontage 

(m) 

Site 
Area 
(m2) 

Site 
Front 

Yard (m) 

Site 
Rear 
Yard 
(m) 

Building 
Front/Rear 
Yard (m)2 

Side Yard 
(m) 

Maximum 
Building 
Height 

(m/story)4 

Minimum 
Floor Area 

(m2/per 
unit)3 

Duplex Dwelling1 6 325 10 10 4.5 2.5 14/3 52 

Triplex and 
Fourplex1 

6 700 10 10 4.5 2.5 14/3 52 

Row Housing, 
Townhouse, 
Dwelling Planned 

Unit Group
1
 

6 700 10 10 4.5 2.5 14/3 52 

Public Utilities  Refer to General Regulations Section 3 

Accessory Uses 
Accessory uses that are an integral part of the principal use, and are secondary, subordinate and lesser 

in extent to the principal permitted or approved discretionary use; including accessory buildings that are 
secondary, subordinate and lesser in size to the principal building 

1 Maximum Site Coverage of 26% on Parcel Z and Maximum Site Coverage of 18% on Parcel X (includes accessory buildings) 
2 Distance from front and rear building lines to a parking stall. Excluding buildings where a ground-level garage is proposed 
3 On a bareland condominium type development, “unit” means each individual occupancy unit and shall not mean the building itself 
4 Where a ground-level garage is proposed, the ceiling elevation of the garage cannot exceed the ceiling elevation of the main level of the house 

 

5.18.2 Projections in Yards 

The following projections in required yards are permitted at the discretion of the Development 
Officer and subject to the setback or construction requirements of the National Building Code: 

(1) In Front Yards: 

(a) Maximum of 0.6 metres projection of cantilevered bay windows or bow windows, 
chimney chases, gutters, window sills, canopies, eaves, or fire escapes; 

(b) Maximum of 3.5 metres projection of open cantilevered balconies, open porches, open 
steps, or sunken patios not fully enclosed and open to the air above on at least one side; 

(c) Wheelchair ramps to main floor level; and 

(d) Light standards, flag poles, and permitted signs. 

(2) In Rear Yards: 

(a) Maximum of 0.6 metres projection of cantilevered bay windows or bow windows, 
chimney chases, gutters, window sills, canopies, eaves, or fire escapes; 

(b) Maximum of 3.5 metres projection of open cantilevered balconies, open porches, 
unenclosed decks, open steps, underground waste and recycling, or sunken patios not 
fully enclosed and open to the air above on at least one side; 

(c) Wheelchair ramps to main floor level; and 

(d) Attached covered patio or deck to a maximum projection of 3.5 metres. 

(3) In Side Yards: 

(a) Maximum of 0.6 metres projection of cantilevered bay windows or bow windows, 
chimney chases, gutters, window sills, canopies, eaves, or fire escapes; 

(b) Maximum of 3.5 metres projection of open cantilevered balconies, open porches, 
unenclosed decks, open steps, underground waste and recycling, or sunken patios not 
fully enclosed and open to the air above on at least one side; 

(c) Wheelchair ramps to main floor level. 
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(4) Handrails are permitted in all yards, uncovered driveways, and walkways. 

 

5.18.3 Accessory Buildings and Structures 

Further to the regulations in Section 3.1.31, the following apply: 

(1) All accessory buildings, including sheds and tent buildings, require a development permit. 

(2) Except as specifically provided in this Bylaw, accessory buildings shall comply with the side 
yard requirements for a principal building. Any building located less than 1 metre from a 
principal building shall comply with all the minimum yard requirements of the principal 
building. 

(3) An accessory building shall not be located in a required front yard. 

(4) No door that could give access for a vehicle to a private garage, whether attached to the 
principal building or not, shall be located in a required front yard, less than 4.5 meters from 
a street to which it gives direct access, or less than 4.5 meters to a lane to which it gives 
direct access. 

(5) Accessory buildings not exceeding 10 m² in area or 2.5 metres in height are not subject to 
setback standard provided that they are not located in a front yard. 

(6) Covered patio or deck ceiling height shall not exceed the ceiling height of the main level of 
the principal building or the ceiling height of the level where the covered deck or patio is 
located or attached to. 

(7) Accessory Regulations 

 
1 5% of the maximum site coverage for permitted uses 
2 To the top of the wall plate 
3Includes distance from a building to another building 

 

5.18.4 Fences  

(1) The regulations contained within this section of this Bylaw apply to: 
(a) The height of the material used in the construction of a fence, wall, or gate, such as but 

not limited to boards, panels, masonry, ornamental iron, and chain link, plus any 
additional elements used for screening, such as but not limited to lattice. 

(2) Notwithstanding Clause (1), the regulations for fences, walls, and gates contained within 
this section do not apply to the height of the posts or other supporting material used to 
anchor the fence, wall, or gate. 

(3) A solid screen fence on lands abutting a residential zone to a maximum of 1.85 metres in 
height shall be installed along the common boundary with the residential zone, except along 
common flanking front yard boundaries and shared access boundaries.  

(4) A fence, wall, or gate on a site shall be less than or equal to 1.85 metres in height, measured 
from the general ground level of the property line of the site on which the fence, wall, or 
gate is to be constructed, for the portion of the fence, wall, or gate that does not extend 
beyond the foremost portion of the principal building abutting: 

(a) The front yard; or 

(b) Side yard abutting a public roadway other than a lane. 

(5) A fence, wall, or gate on a site shall be less than or equal to 1.2 metres in height for the 
portion of the fence, wall, or gate that extends beyond the foremost portion or portions of 

  R6-C 

i) Floor area coverage 

(maximum) 

5% of lot area1 

ii) Height (maximum) 3.66 m 2 

iii) Side Yard setback 

(minimum) 

2.5 m3 

iv) Rear Yard setback 

(minimum) 

2.5 m3 
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the principal building on the site and the portion of the fence, wall, or gate located within a 
sight triangle, provided that the Development Officer may vary the height of the fence, wall, 
or gate to a maximum of 1.85 metres, into: 

(a) The front yard; 

(b) The rear yard for buildings without a ground-level garage; or 

(c) A side yard abutting a public roadway other than a lane. 

(6) Privacy walls, screens, or partitions constructed to separate the private entry spaces of 
individual dwelling units including but not limited to at-grade entries, decks or balconies, 
roof terraces or private amenity areas, shall be less than or equal to 1.85 metres in height, 
measured from the finished floor level or entry or platform to which they are constructed.  

(7) Privacy walls, screens, or partitions that form part of the permanent building structure and 
design shall be less than or equal to the height of the top of the wall plate to which it is 
attached, or as otherwise permitted by the Development Officer.  

(8) A fence, privacy wall, or gate shall comply with the National Building Code of Canada for 
structural stability and any relevant fire or egress regulations.  

(9) No fence, hedge, closed landscaping, sign, or other structure shall obstruct a sight triangle 
as per Section 3.1.14. 

(10) Hedges and other closed landscaping plantings shall comply with the fence requirements. 

 

5.18.5 Parking 

(1) Provisions for parking shall be subject to section 3.7 of this Bylaw, where applicable. 

(2) Notwithstanding section 3.7 of this Bylaw, the minimum required parking shall be: 

(a) 1.75 personal use parking stalls per unit; and 

(a) 0.25 visitor and overflow parking stalls per unit. 

(3) Minimum parking to satisfy the requirement may be located on an adjacent parcel at the 
discretion of the Development Officer.  

5.18.6 Storage 

(1)  No side or front yards shall be used for outdoor storage. 

(2) Areas beneath open cantilevered balconies, open porches, or steps, may be used for storage 
at the discretion of the Development Officer provided adequate screening exists. 

 

5.18.7 Underground Waste and Recycling  

(1) A person wishing to install, commission or decommission an underground waste system 
shall make an application to obtain a permit from the Development Officer. 

(2) A person wishing to install, commission or decommission an underground waste system 
shall provide the following details in their application: 

(a) Site plan with measurements and setback distances; 
(b) Proof of construction operator competence or licensing and design drawings; 
(c) Waste type designation; 
(d) Proposed maintenance schedule; 
(e) Proof of collection operator competence or licensing and acceptable disposal 

location; 
(f) Drainage and infiltration controls; 
(g) Environmental protection measures; 
(h) Public access and safety standards; 

(i) Geotechnical and hydrogeological assessment and engineered drawings certified by 
a qualified professional, may be required. 

(2) All underground waste and recycling shall prevent contamination of soil and 
groundwater, ensure public health and safety, promote responsible waste handling and 
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5.18.10 General 

(1) On corner sites, the façades of a principal building abutting the front lot line and the flanking 
side lot line shall use consistent building materials.  

(2) Each dwelling shall have direct access to grade with an exterior entrance door or entrance 
feature.  

(3) Design techniques including, but not limited to, the use of sloped roofs, variations in building 
setbacks and articulation of building façades, shall be employed in order to minimize the 
perception of massing of the building when viewed from adjacent residential areas and 
roadways.  

(4) Building finishes shall be compatible with the exterior finishing materials and colours typical 
of adjacent development. 

(5) The Development Officer may require information regarding the location of windows and 
amenity areas on adjacent properties to ensure the windows or amenity areas of the 
proposed development are placed to minimize overlook into adjacent properties. Where the 
location of windows or amenity areas of the proposed development do not minimize 
overlook into adjacent properties, increased setbacks and additional screening or 
landscaping and additional design elements to reduce visibility may be required at the 
discretion of the Development Officer. 
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1. Background 

1.1 Introduction 

1.1.1 Purpose 

This Comprehensive Development Proposal (“CDP”) is submitted by Royal Park Real Estate GP Inc., in its capacity as 
General Partner of Royal Park Real Estate LP (together, the “Developer” or “Proponent”), in support of the rezoning 
(zoning bylaw amendment), Official Community Plan (“OCP”) and concept plan amendments, subdivision, and related 
development approvals necessary for a proposed Dwelling Planned Unit Group development comprised of Dwelling, 
Multiple Unit buildings located within NE Section 10, Township 17, Range 18 W2M in the Town of White City, 
Saskatchewan (“White City”). 

The proposed development is intended to be delivered in two phases, each situated on a separately subdivided parcel. 
Phase I is intended to proceed first, with Phase II anticipated to follow approximately one to two years after 
commencement of construction on Phase I. Each phase is currently planned to include 100 units of medium-density 
residential housing, for a total of 200 units. 

Through this CDP and subsequent processes with Town administration and Council, the Proponent is seeking 
conceptual approval for both phases while maintaining flexibility to refine the detailed design of Phase II prior to its 
implementation. At the time Phase II is initiated, further consultation with the Town of White City will be undertaken 
to ensure the proposed built form aligns with evolving municipal needs and policy direction. Any modifications to the 
Phase II plan, such as changes to unit configuration, built form, or density, would be brought forward through the 
appropriate administrative or public review processes, as required. 

This submission has been prepared in accordance with White City’s established procedural requirements, including 
the Development Review Policy, and includes all relevant supporting documentation to assist with municipal review 
and decision-making in advance of subsequent detailed development applications. 

The purpose of this CDP is to articulate the development objectives, outline the design rationale, and demonstrate 
alignment with the long-term planning goals of the Town of White City and the Town Centre area within the Royal 
Park master planned community, in order to support a high-quality, context-sensitive development.  

1.1.2 Planning Context  

In 2023, a multi-family project was proposed for the Lands. This proposed development was presented to Town 
Council at a Committee of the Whole meeting and the Town Council resolved as follows:  
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Figure 1 - Previously Proposed MulƟ-Family Development on Parcel Z 

 
 

The previous Proponent elected not to proceed with the project. In 2025, White City Investments Ltd. (the “Land 
Developer”), the developer of the Royal Park master planned community, undertook to advance development of the 
site within a multi-family context through the creation of Royal Park Real Estate LP, with Royal Park Real Estate GP Inc. 
as its General Partner. Acting through its General Partner, the limited partnership now intends to construct and 
operate the proposed project. 
 
The key differences from previous development proposal, which was approved in principle, are inclusive of:  
 

- The Developer has proposed a total of 200 units, to be developed in a two-phase approach of 100 units each. 
While this is 24 units more than the previous proposal of 176 units, by phasing the development across a 
minimum of four years, it ensures more manageable community absorption and operational feasibility for 
both the Proponent and the Town of White City. 
 

- More enhanced, premium-designed product-types which includes row-style three-bedroom townhomes that 
have one and two-car garages on the south and east-facing perimeter of the site. By placing these premium 
townhomes along the perimeter, the design prioritizes both privacy for the neighbouring residents and 
harmony with the existing community. This approach was taken to elevate the overall appeal of the 
development as well as integrate it seamlessly into the existing neighborhood fabric, contributing to the 
area's long-term value and desirability. 

The modest increase in density from 176 to 200 units reflects both the financial realities of higher construction costs 
over time and the need to ensure long-term feasibility of the project. Typical multi-family developments in Regina 
have 1.3 to 2 times more density as proposed here, underscoring that the proposed development remains a 
comparatively low-intensity option. By incorporating premium townhomes with garages alongside stacked townhome 
products and incorporating enhanced quality of finishings and fixtures, the project balances financial feasibility with 
community character, offering diverse housing options while maintaining a sense of openness and livability. 

Importantly, the increase in units has been carefully reviewed against parking and amenity requirements to ensure 
that more than adequate on-site solutions are in place. Parking counts exceed the minimums typically provided in 
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higher-density communities, and the phased delivery of amenities ensures that outdoor recreation and gathering 
spaces are available to residents at every stage of the project. 

Finally, the location of the Royal Park master planned community within White City’s Town Centre Neighbourhood 
Plan has always been envisioned as the community’s higher-density core. The 2014 Official Community Plan 
anticipated greater density in this area to support growth, vibrancy, and long-term sustainability, while leaving the 
balance of White City as primarily single-family. Concentrating density in this designated area allows the town to 
achieve its long-standing planning objectives, while preserving the established sense of community near existing 
residential areas. 

A plan of proposed subdivision for the site, designated as “Parcel Z,” was prepared for White City Investments Ltd. by 
20/20 Geomatics on September 12, 2022. The subdivision process has been on hold since 2024. 
 
Previous iterations of the Town Centre Concept Plan identified this parcel as a potential site for a new school in White 
City. However, an alternate school site has since been selected, and the Town Centre Concept Plan was formally 
amended through Bylaw No. 663-20 and Bylaw No. 674-22. The current Town Centre Concept Plan is shown below as 
Figure 2 – Town Centre Concept Plan Bylaw No. 674-22 and the proposed Royal Park Concept Plan, attached as 
Appendix Q, would be adopted upon the amendment of bylaw 580-14 to introduce a Medium Density Multi-Family 
land use and update the area of the proposed development to this land use class and adjust the MR and MU parcels 
per the Land Developer’s updated plans for the area.  
 
Depending on the Town’s interpretation of the Town Centre Concept Plan land use policies in relation to the proposed 
development, the Town Centre Concept Plan may need to be updated within the same amendment. 
 
Figure 2 - Town Centre Concept Plan Bylaw No. 674-22 
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1.1.3 Land Ownership  

White City Investments Ltd. is the registered owner of the land identified in this proposal, legally described as NE 
Section 10, Township 17, Range 18, W2, Extension 2, as shown on Certificate of Title No. 157150751 (attached as 
Appendix B).  
 
The proposed development will consist of two parcels. The tentative naming convention for these parcels is Parcel Z 
(approximately 4.21 acres, comprising the southern portion of the site) and Parcel X (approximately 4.23 acres, 
comprising the northern portion of the site). These proposed parcels are collectively referred to as the “Land(s)” 

1.2 Land Use Context 

1.2.1 Location and Area 

The proposed development is located along the western boundary of Royal Park Phase 1 (master planned 
community), directly west of Royal Park Boulevard and south of Betteridge Road. The site benefits from two points of 
access to Royal Park Boulevard, supporting efficient vehicular circulation and connectivity. See Figure 3 and  
Figure 4 below. 
 
This location is well-suited for multi-family residential development due to its edge-of-neighbourhood position, which 
helps mitigate any perceived or actual impacts of higher density compared to traditional single-family housing. At the 
same time, the site offers convenient access to existing amenities within White City and to future amenities planned 
as part of the Town Centre. 
 
For additional information relating to the subject site and surrounding lands, please refer to Appendix C, which 
includes the base plans prepared for White City Investments Ltd. 
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Figure 3 - Local Context 

 
 

Figure 4 - Site LocaƟon 
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1.2.2 Existing Land Use  
The Lands are located within the municipal boundary of the Town of White City and are currently designated as 
Future Urban Development (“FUD”). Bylaw No. 674-22 further designates the Lands as Residential and Mixed-Use 
Residential under the Town’s concept planning framework (Figure 5). 
 
Figure 5 - White City Planning and Development Department Map Services – Proposed Parcels Z/X 

 
 

The site plan for the proposed development has been designed to integrate with surrounding land uses. Lower-density 
townhouse products are located along the south and east edges of the site, where the development interfaces with 
existing single-family dwellings to the south and fronts Royal Park Boulevard to the east. 

The Lands, as shown on the updated plan of proposed subdivision (Appendix A), contain a registered TransGas 
easement accommodating an NPS 8 (8-inch) high-pressure gas pipeline. In accordance with the Recommended 
Setback and Utility Corridor Requirements (SaskEnergy and TransGas, 2021; attached as Appendix D), a 50-metre 
setback is recommended between the pipeline and adjacent multi-family residential structures. Bercha Group 
Consulting was contacted to assess the feasibility of reducing this setback and advised that a quantitative risk 
assessment would not likely support a reduction of the recommended separation distance. TransGas has been made 
aware of the proposed development and Transgas Land Services acknowledged receipt of the file from the Proponent 
on October 22, 2025. Transgas Land Services anticipates receiving this development application from Saskatchewan 
Community Planning as well during the subdivision circulation. No issues are anticipated as the development does not 
cross or encroach on the pipeline or right-of-way. The proponent will further contact Transgas’ Crossings Coordination 
department prior to commencing construction to notify of ground disturbance in relation to the parking structures 
and outdoor recreational facilities that will be constructed within 30 metres of the pipeline, but further than 10 
metres from the pipeline right-of-way. Trees are proposed within 10 metres of the right-of-way and are not expected 
to be refused by Transgas, however these trees would be removed from the landscape plans if the request is denied. 

The site plan for the proposed development has been designed to adhere to the full 50-metre TransGas 
recommended setback. This area has been purposefully optimized to benefit both residents and the broader 
community. Specifically, the setback lands accommodate supplemental surface parking, contributing to an average of 
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2.01 parking stalls per unit compared to the bylaw requirement of 1.0 stalls per unit. A large portion of the remaining 
green space has been programmed for recreational and amenity purposes to enhance the quality of life within the 
development. Planned features include a multi-sport court, children’s playground, enclosed dog area, and supporting 
seating and pathways. These amenities not only activate the TransGas easement setback area but also reinforce the 
community-oriented nature of the Royal Park master planned community and the Town of White City. 

In addition, the north-western portion of the easement area, which extends along Betteridge Road, will be 
maintained and landscaped with native brush and trees. This strategy will provide a naturalized greenspace buffer 
while serving practical purposes of weather and sound mitigation, creating a more sheltered and livable environment 
for the residents as well as community members using the amenity spaces. 

Rather than viewing the TransGas easement as a constraint, the Proponent sees this as an opportunity to create 
meaningful community amenities. By transforming this otherwise undevelopable land into a multi-purpose 
recreational corridor, the project adds value well beyond basic compliance with setback requirements. The inclusion 
of active uses such as a multi-sport court, playground, and dog area, combined with naturalized landscaping and 
pathways, ensures the easement becomes a community asset that strengthens livability, fosters social interaction, 
and makes higher-density housing more attractive to residents and Council alike. 

As of the date of this Report, Saskatchewan Telecommunications (SaskTel) has a joint utility easement registered 
against the title of the subject lands in the Saskatchewan Land Titles Registry (Interest # 198977225), however ISC 
Map Services does not indicate this feature within the Parcel Z/X boundaries. Shallow utilities and related servicing 
considerations are addressed separately within this Report. 

Please note that the Plan of Proposed Subdivision attached as Appendix A illustrates the 50-metre TransGas setback. 

Table 1 - TransGas Easement 

Registered Plan Number  ISC Feature Number  ISC Plan Number  Owner  

61R01124  100025750  100756638  Sask. Power Corporation (Line 
operated by TransGas)  

  

1.2.3 Adjacent Land Uses  

To the south and east, adjacent lands are designated for a mix of single-family and townhome residential development 
for sale. In direct response to this context, the proposed project introduces a compatible built form, featuring row 
townhomes and tuck-under units with grade-level suites along the southern edge. These have been thoughtfully 
scaled to provide a respectful transition between low- and medium-density residential forms. It should be noted that 
the approved townhome product designated for adjacent sites are intended for sale only, whereas the proposed 
development is intended to be built-for-purposes rentals. 

Along the eastern boundary, the proposed development features a frontage-oriented, high-quality architectural design 
that aligns with the visual and functional aspirations for Royal Park Boulevard. This approach will support enhancing 
the future streetscape and the frontage-oriented layout complements the anticipated townhome-style development 
across the roadway, reinforcing a cohesive neighbourhood character. 

From a zoning perspective, the lands immediately adjacent to the site are zoned Residential District 2 (R2), Residential 
District 5 (R5), and Community Services (CS). Approximately 450 metres south of the site lies a Canadian National (CN) 
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railway line serving the Regina East corridor; however, this proximity is not anticipated to present compatibility 
concerns. 

Overall, the proposed development demonstrates a high degree of integration with surrounding land uses and 
supports the multi-family residential nodes envisioned in the existing Royal Park Concept Plan (see Figure 6), 
reinforcing the Town’s broader community planning objectives.  
 
It is important to distinguish between the existing Royal Park Concept Plan (Figure 6), the proposed Royal Park 
Concept Plan (which only reflects the lands south of Betteridge road and only includes the revision for a multi-family 
land use and updates to the adjacent municipal reserve sites) attached as Appendix Q (and shown below as  
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Figure 7 for convenience), and the existing Town Centre Concept Plan (Figure 2).  
 
Table 2 - Adjacent Land Uses 

Direction from Subject Property  Current Land Use  

North  Arterial Road (Betteridge Road), Agricultural Land, Commercial 
Properties. Future expansion of Royal Park to the North is indicated in 
the Royal Park Concept Plan.  

East  Collector Road (Royal Park Boulevard), Serviced Residential Land, 
Unserviced Residential Land (Royal Park) Chuka Creek  

South  Serviced Residential Land (Royal Park), Agricultural Land, CN Rail Line  

West  Agricultural Land, Richardson Pioneer Terminal  
 
Figure 6 - Royal Park Concept Plan (from the Land Developer’s Website) 

 
 

1https://discoverroyalpark.ca/discover-royal-park/vision-royalpark/ 
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Figure 7 - Proposed Royal Park Concept Plan South of BeƩeridge Road – From Appendix Q 

 

1.2.4 Existing Conditions  

The Lands are currently vacant, as shown in Figure 8. The Land Developer has deposited leftover embankment from 
underground installations within the Royal Park master planned community Phase 1 development area, which will be 
leveraged where beneficial within the Royal Park master planned community to support grading, elevation 
adjustments, base preparation or buffer landscaping, where most appropriate and in alignment with approved plans. 
Aside from this embankment stockpile, the site contains minimal surface material and will require only limited 
stripping to prepare for construction. 

The site was rough graded during Royal Park master planned community Phase 1A servicing, and it is in suitable 
condition for development without the need for substantial imported fill material. 

Water, sanitary sewer, and stormwater connections are already in place beneath the existing access point from Royal 
Park Boulevard, where all associated curb work, flatwork, and paving have been completed. Additionally, the Land 
Developer has installed a second stormwater connection at the southeast corner of the site to accommodate 
anticipated drainage and retention needs in alignment with the proposed development’s grading plan. 

Shallow utility infrastructure, including single-phase electrical power, natural gas, and telecommunications, has been 
extended into the area by the respective utility providers. Service connections to the site will be constructed by these 
providers in accordance with their standard application, design, and construction processes. 
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Figure 8 - Drone Aerial Image of Parcel Z/X and Surrounding Area 

 

1.2.5 Topography  

The overall site topography is generally flat, with a slight downward slope toward the east, south, and west, away from 
the property boundaries. A topographic survey has been completed for the site and is attached as Appendix E. The 
survey confirms that the site is at a suitable grade to support the proposed development. 

If additional fill is required to establish final grades, it may be sourced from basement or parking surface cuts, or from 
virgin fill generated through adjacent construction activity. Any such fill will be placed in accordance with applicable 
engineering standards and subject to the recommendations of the project geotechnical engineer regarding 
compaction and suitability. 

Runoff from the site flows through to an outfall, shown on drawing C-3 of Appendix C and into the ponds constructed 
by the Land Developer as part of the Royal Park master planned community. This pond system and associated creeks 
are indicated as Chuka Creek on the Land Developer’s Royal Park Concept Plan1 (see Figure 6). The stormwater is 
conveyed through a series of culverts, ditches, and natural drainage paths, eventually crossing highway No. 33 and 
flowing into Wascana Creek at the southeast corner of Regina, as shown in Figure 92. 
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Figure 9 - ExisƟng Topography 

 

2hƩps://atlas.gc.ca/toporama/en/index.html 

1.2.6 Regional Surface Geology 

The proposed development is situated on a glaciolacustrine deposit within the Glaciolacustrine Plain as shown in 
Figure 103. Glaciolacustrine deposits are generally characterized by accumulations of sand, silt, and clay deposited in 
glacial lakes. This area is specifically characterized by laminated sand, silt, and clay deposited offshore in proglacial 
lakes that formed along the former ice margin, and may locally contain debris released from melting, floating ice. 
 
The soils are dominantly rated as Canada Land Inventory Class 2, with moderate limitations due primarily to salinity. 
Approximately 90% of the site is Class 2, and 10% is Class 3. Class 2 soils have moderate limitations that restrict the 
range of crops or require moderate conservation practices, while Class 3 soils have moderately severe limitations. No 
landscape limitations are anticipated, and the area is generally non-stony4. 
 
Overall, the surface geology and soils present no significant constraints to the proposed development. 
 
3Surficial Geology Map of Saskatchewan, Saskatchewan Geological Survey 
4hƩps://sksis.ca/map 
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Figure 10 - Regional Surface Geology 

 

1.3 Policy and Regulatory Alignment 

1.3.1 Land Use and Zoning  

The most recent and publicly available Royal Park Concept Plan from the Land Developer’s website (see Figure 6) 
designates the Lands for “Townhomes” and “Single Family Urban Lots”. The most recently adopted version of the 
Town Centre Concept Plan (Bylaw No. 674-22, see Figure 2), designates the Lands as “Mixed-Use Residential” on the 
eastern portion and “Residential” on the remainder. While the Royal Park Concept Plan identifies “Multi-Family” as a 
specific land use category, no equivalent designation is included within the Town Centre Concept Plan (Bylaw No. 674-
22). 
 
The proposed development aligns with the overarching Residential land use designation and is intended to proceed 
under a site-specific Contract Zoning District (C), as enabled by Zoning Bylaw No. 581-14. This approach allows for 
customized development standards tailored to the specific characteristics and form of the proposed multi-family 
community. 

The site is bordered by a mix of existing and planned land uses that support a cohesive neighbourhood context. 
Adjacent parcels are zoned Residential District 2 (R2), Residential District 5 (R5), and Community Services (CS), the 
latter permitting open space, parkland, or institutional uses. The proposed development has been designed to 
integrate with these surrounding uses, ensuring compatibility and supporting a transition in built form. 

Traffic circulation has been addressed as part of the conceptual design. Vehicle access to the site will be provided via 
Royal Park Boulevard, which connects directly to Betteridge Road, a primary arterial. This proximity facilitates the 
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dispersion of local traffic and helps minimize congestion typically associated with multi-family developments, 
contributing to efficient internal circulation and broader neighbourhood connectivity. 

1.3.1.1 Zoning Bylaw Amendment - Contract Zoning District  

The proposed development will require an amendment to the Town of White City Zoning Bylaw No. 581-14 to rezone 
the subject lands to a site-specific Residential Contract Zoning District. This approach provides the regulatory 
framework necessary to accommodate the planned 200-unit, purpose-built rental community, to be delivered in two 
phases. 

The Contract Zoning District will be modelled on the R6 – Medium Density Multiple Family Residential District, with 
customized development standards and permitted uses specific to the Lands. The format and content of the zoning 
bylaw amendment will follow White City’s established practice for contract zoning districts, including a formal bylaw 
and attached Schedule outlining site-specific development standards and conditions of approval. 

Purpose and Intent  

The purpose of this Contract Zoning District is to enable a planned unit, medium-density residential development that 
supports a range of townhouse forms and configurations, while ensuring compatibility with surrounding land uses and 
consistency with the Town’s long-term planning objectives. This contract zoning will apply exclusively to the subject 
lands and is not intended to create precedent or permit multifamily development elsewhere in White City. 
 
The Proponent will not be entering into the Town’s primary Servicing Agreement associated with subdivision, which 
will be executed by the Land Developer, White City Investments Ltd. A separate Contract Zoning Agreement will be 
prepared as part of the zoning bylaw amendment, outlining all applicable site-specific regulations for the multi-family 
development. Any private shared-use servicing or access arrangements between the subdivided parcels will be 
addressed through easements or agreements to the satisfaction of the Town prior to subdivision endorsement. 

Proposed Custom Development Standards  

The Contract Zoning District will include the following customizations:  
 

- Permitted Uses: Row Housing, Townhouse, Apartment Building (defined as Apartment Block in Section 8 of 
Bylaw No. 581-14), Dwelling Planned Unit Group, and potentially a new definition to include Building, Stacked 
(a building containing two or more units on a single lot with at least one unit entirely or partially above 
another), depending on The Town of White City’s classification of the buildings within the proposed 
development. Removing the discretionary use requirement that applies under the base R6 zone for this type 
of development provides certainty and streamlines the approval process for both development phases given 
the discretionary nature of the contract zoning process. 

 
- Maximum Height: A maximum height of 14 metres or three storeys (not including fully or partially below-

grade basements) is proposed to accommodate three-storey townhouse and stacked unit configurations. This 
represents an increase from the base R6 district’s eight (8) metre limit on Row Housing, Townhouse, and 
Dwelling Planned Unit Group, but is within the maximum height prescribed within the zone of 16 metres. The 
proposed maximum building height supports the intended built form and efficient site utilization, without 
requiring any adjustments to building height definitions in Bylaw No. 581-14. 

 
- Setbacks: Internal subdivision boundaries within the site will be subject to modified setbacks, allowing the 

buildings shown in the site plan to maintain front yard setbacks of less than 10 metres. Setbacks along the 
perimeter of the development will meet or exceed the minimum requirements of the base R6 zone, ensuring 
appropriate buffering and a compatible interface with adjacent properties. 
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Figure 23 - Map of the Upper Floral FormaƟon StraƟfied Deposits (Regional Overview Map) 

 
 

References: 
 
Saskatchewan Water Security Agency (WSA). Hydrogeological Mapping of the Regina 72I Area 

 Figure D13 – Lower Floral (Qf-ls) Stratigraphy 
 Figure D14 – Upper Floral (Qf-ms) Stratigraphy 
 Figure D15 – Battleford (Qb-s) Stratigraphy 
 Figure E8 – Lower Floral (Qf-ls) Aquifer Vulnerability Index (AVI) 
 Figure E9 – Upper Floral (Qf-ms) Aquifer Vulnerability Index (AVI) 
 Figure E10 – Battleford (Qb-s) Aquifer Vulnerability Index (AVI) 
 Appendix C, Cross Section D–D 

 
Available at: https://wsask.ca 

2.11 Heritage Resources and First Nations 
The Town of White City and the Land Developer have both confirmed that extensive heritage research was completed 
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- Several attendees highlighted the need for single-level bungalow or duplex-style units designed for seniors, 
with minimal stairs and front-drive garages. 

- Positive comments were made regarding the clean, modern design, balconies, and the integration of green 
spaces, parks, and community amenities. 

- Some participants appreciated the inclusion of adequate on-site parking, noting that the proposed ratio 
exceeded expectations. 

- A number of residents expressed gratitude for the opportunity to engage directly, and the level of detail 
provided at the open house. 

 
Concerns Raised 

- Opposition to rental housing was voiced by some, who expressed concern about the perceived transient 
behaviour of renters and potential impacts on community character. 

- Density was a recurring issue, with several residents stating they had moved to White City specifically to 
avoid what they described as “big city” living. 

- Concerns about parking adequacy were raised, particularly due to the absence of available on-street parking. 
- Broader worries included increased traffic volumes, school enrolment pressures, and strain on municipal 

infrastructure (i.e. water, sewer). 
 
Responses to Concerns 
The development team and Town administration provided the following clarifications in response to resident 
concerns: 
 

- Consistency of Residents: Research does not support claims that purpose-built rental housing introduces 
unsafe “transient” populations. Rental housing supports a broader demographic, including young 
professionals, families, and seniors, enabling them to remain in the community rather than relocating 
elsewhere.  

- Proximity to Existing Residences: The site is located on the western boundary of the greater Royal Park 
community, on the edge of White City. It is buffered from existing single-family neighbourhoods, bordering 
the agricultural and industrial properties. 

- Traffic: A comprehensive traffic impact assessment (TIA) was undertaken, attached as Appendix J, to evaluate 
existing and future conditions, including the greater Royal Park community, summarizing that the existing and 
planned infrastructure will support effective traffic absorption. The Proponent will also continue to engage 
with the Town of White City on how to support continued roadway development for optimized safety.  

- Parking: The Town’s zoning bylaw requires 1.0 stalls per unit. The Townhomes of Royal Park provides a ratio 
of 2.01 stalls per unit, exceeding the requirement and accommodating an average of two-vehicle households. 

- Utilities: Servicing capacities were reviewed as part of the engineering processes. Water and wastewater 
allocations are being confirmed with the Town and WCRM158 Wastewater Authority, while power, gas and 
telecommunications locates can be found in Appendices K, L and M. 

- Community Essence: As part of the OCP, this development is aligned with the Town’s longstanding vision and 
goals to create a complete, vibrant Town Centre that encompasses 

- School Capacity: The developer is working alongside the Town of White to engage with the Prairie Valley 
School Division board to prioritize an additional school for White City. The greater Royal Park community has 
already secured the land needed for new elementary and high school sites. This development will also be 
built gradually over 4+ years to pace the population growth.   

2. Dedicated Project Webpage 

A project website has been created to serve as a central hub for public information and feedback and can be found at 
www.royalparktownhomes.com. Features include:  

- Timelines and milestone updates;  
- Visual renderings and site plans;  
- A public FAQ section;  
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- A feedback form for comments and questions.  

3. Social Media Engagement  

The Developer will create and maintain active profiles on Facebook, Instagram, and LinkedIn, providing updates and 
opportunities for community interaction. Posts will include:  

- Construction progress highlights;  
- Upcoming engagement opportunities and local events;  
- Stories featuring community involvement and support.  
- Community members are encouraged to share input and engage with project content.  

4. Digital Newsletters and Flyers  

The Developer will distribute digital and print materials to keep residents and local businesses informed. These will 
feature:  

- Updates from the project team;  
- Highlights of anticipated community benefits;  
- Spotlights on local partnerships and community champions.  

5. Resident Connects  

To ensure all voices are heard, the Developer will offer personalized sessions with residents and business owners. 
These informal meetings will provide opportunities to listen, respond, and collaboratively address any questions or 
concerns with care and respect.  

5.2 Stakeholder Feedback  
The Developer is committed to maintaining an open and respectful dialogue with White City residents, stakeholders, 
and municipal partners, past the Open House event. Community input has been, and will continue to be, a vital 
component of the development process.  

To date, any initial feedback has been gathered through the Open House, informal discussions, one-on-one 
conversations, and preliminary stakeholder outreach. Early themes, outside of the Open House feedback noted 
above, have highlighted the community’s desire for:  

- More housing diversity, including options for seniors, young families, and downsizers;  
- Connections to existing and new green spaces, as well as walkable surrounding neighbourhoods;  
- Responsible growth that complements the character of White City. 

In response, the project team has made targeted design decisions such as including a range of townhome styles, 
orienting buildings to reduce impacts on adjacent single-family lots, and allocating land for open space amenities, 
reflecting the feedback received.  

As the project advances, the Developer will continue to listen to the community through the identified engagement 
strategies above via planned surveys, advisory meetings, and direct engagement. Feedback will be documented, 
shared, and used to guide future decisions and refinements.  

5.3 Municipal Collaboration 
From the earliest stages of planning, the project team has prioritized open, respectful, and ongoing collaboration with 
the Town of White City. The Developer recognizes the importance of municipal partnership in delivering projects that 
not only meet policy requirements but also contribute meaningfully to White City’s long-term vision for inclusive, 
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sustainable growth.  

Pre-application consultations, iterative design reviews, and infrastructure planning discussions have shaped the 
evolution of this proposed development. Feedback from Town Administration has directly informed elements such as 
site layout, servicing strategy, traffic integration, and transitional design elements at key edges, particularly those 
bordering single-family zones.  

The Developer’s team is committed to continuing this partnership throughout the review, approval, and construction 
phases. As new challenges or opportunities arise, the Developer will work closely with municipal staff to ensure 
alignment with the OCP, the Town Centre Neighbourhood Plan, and other applicable frameworks.  

The Developer represents not just a housing solution, but a collaborative step forward in building a development that 
supports White City’s identity, aspirations, and readiness for the future. The Developer is grateful for the guidance 
and engagement of the Town to date, and look forward to continued collaboration in realizing this shared vision. 

6. Market Insights  
White City continues to emerge as one of the province’s most desirable communities, offering the charm of small-
town living with the convenience of proximity to Regina. Its unique combination of sustainable development, family-
oriented recreational opportunities and amenities, country-living feel, and a strong sense of community of has made 
it especially attractive to families, professionals, and retirees alike, seeking a balanced lifestyle. Just 10 minutes east 
of Regina, White City provides easy access to urban employment and services while delivering the benefits of a close-
knit, peaceful, and well-planned community.  

With a population that has tripled in the past 15 years, combined with the continued investment in infrastructure, 
parks, and sustainable growth strategies, White City is positioned for sustained expansion. This demographic 
momentum, combined with the Town’s commitment to thoughtful development, makes it a prime location for new 
housing options that meet the needs of a growing population. The proposed Townhomes of Royal Park development 
responds to this demand by offering high-quality, community-integrated housing in one of Saskatchewan’s fastest-
growing and most forward-looking municipalities.  

6.1. Community Statistics 

Table 10 - Community StaƟsƟcs 

Category  Statistic  Key Insights  
Population 
Growth  

2021 = 3,821  Based on an average annual growth rate of approximately 4.6% 
(2016–2021), White City’s population is projected to exceed 5,700 
by 2030, assuming appropriate development infrastructure is in 
place. To support this growth, the community would require at 
least 626 housing completes between 2022 and 2030 (based on 
White City’s average household size of three).  

Household 
Income  

100k and over = 
82%  

With more than three quarters of households earning $100,000 or 
more annually, White City demonstrates strong purchasing power, 
indicating the capacity to support high-quality housing, including 
thoughtfully designed multi-family options that offer lifestyle 
appeal and long-term value. 

At the same time, the remaining 18% of households earning below 
this threshold point to the importance of introducing more 
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affordable and attainable housing choices to ensure the 
community remains inclusive and accessible to residents across a 
range of income levels, including those who are or will find 
employment in essential or entry-level roles within White City.  

Persons Per 
Household  

Four or more = 43%  Nearly half of White City households have four or more members, 
double the national average (~22%). This underscores the 
sustained demand for larger homes with three or more bedrooms 
and sufficient space for growing families.  

Dwellings by 
Bedroom  

Three or more 
bedrooms = 95%  

While larger homes dominate the market, only ~5% of existing 
housing consists of one- (~1%) and two-bedroom (~4%) units. This 
creates a notable gap in housing options for key demographics 
such as individuals, couples, and downsizers seeking more 
affordable, lower-maintenance alternatives, highlighting the need 
for diversified housing supply.  

Housing 
Completes  

2009 = 117  

2022 = 8  

Despite rapid population growth, housing completions have 
slowed dramatically, from 117 in 2009 to just 8 in 2022. This 
suggests the risk of a housing supply-demand imbalance and 
highlights the urgent need for renewed residential development 
to support continued population growth.  

Housing 
Structures  

Multi-Family = 2.5% As of April 2022, only 2.5% of White City’s housing stock consisted 
of multi-family dwellings, with 1,150 out of 1,180 homes classified 
as single-family. This underscores the opportunity, and necessity, 
to introduce more housing diversity through thoughtfully 
integrated multi-family development.  

Source: https://www.whitecity.ca/p/statistics-community-profile  
  

7. Summary  
The Townhomes of Royal Park development is proposed for a site that is ideally suited for medium-density residential 
development, harmonizing with the surrounding area’s growth and character. The development is designed to 
support the Town of White City’s vision as well as integrate with neighbouring projects, ensuring minimal disruption 
to the existing community.  
 
This development will use the northern setback and site landscaping to preserve the area’s natural beauty, with a 
strong focus on maintaining the existing vegetation, tree stands, and natural topography. With its combination of 
planned on-site amenities and proximity to the Town Centre, high demand for these rental suites is anticipated. The 
Developer’s team is committed to working closely with the local council and administration to ensure all development 
requirements are met efficiently and in alignment with the community’s goals. 
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