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Development Officer 

City of Red Deer  

c/o Inspections and Licensing Department 

 

October 18, 2016 

 

Attention: Martin Kvapil 

 

RE: Development Application for 6014 45 Avenue 

 

Thank you for giving the Waskasoo Community Association Board the opportunity to respond once 

again to the development application for Parkland CLASS at 6014 45 Avenue. We would also like to 

thank you for inviting representatives from the WCA Board to meet with City staff and representatives 

from Parkland CLASS to discuss the issues outlined in the WCA’s initial response letter to this 

development. A number of the Waskasoo community’s initial concerns were addressed at that meeting 

including:  

1. Migratory Birds: Although a proper photometric study should be required for a development 

permit, after discussions with The City and Parkland CLASS, we are satisfied that the lighting and 

windows will be bird-friendly.    

2. River & Lake Pollution: We are thankful to Parkland for agreeing to stop their staff from parking 

on the river embankment along 45th Avenue. Parkland also reassured us that a civil engineer has 

reviewed their plans and that runoff will be dealt with appropriately.  

3. Pavilion: Parkland has agreed to limit the hours that the pavilion will be used to between 8:00 

a.m. and 9:00 p.m. 

4. Future Concerns: Parkland CLASS reassured the WCA that this proposed development is not 

phase one of a multi-phase expansion to their properties in Waskasoo. We were also reassured 

that if Parkland CLASS decides to divest themselves of this property, future uses of what 

essentially will be an office building located in the middle of the surrounding park system will be 

limited by the PS land use zoning.  

5. Community Awareness: The City was hesitant to break precedent and send invitations for 

comment beyond the required 100m zone but invited the WCA to alert area residents.  

Although these issues have been addressed, after discussing the proposed development as a Board and 

with community members, we still have several serious concerns regarding this proposal. The land in 

question was formerly a part of the River Glen School Property, and as the Waskasoo Community Plan 

documents, future development of that property is the number one planning concern of Waskasoo 

residents (18-25). It needs to be done with great care and consideration. 

BACKGROUND  

Before outlining our concerns, The WCA Board would like explain why we are taking the time and effort 

to comment so carefully on this development proposal. We want to reassure the Development 

Authority that this response should not be seen as a negative reflection on the new Waskasoo 

Neighbourhood Plans. The Waskasoo Community still believes that the Waskasoo Area Redevelopment 

and Community Plans are vital tools in maintaining the character of our area while still allowing 

Waskasoo to grow and develop over time.  
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It is unfortunate that this is the first development application since the Plans have been in effect and 

that it is for a property that was removed from the purview of our four Character Areas and their 

Statements. Lot 4 was initially included in Waskasoo’s Environmental Character Area (ECA) because it is 

located north of 59th Street in the environmentally sensitive area between the river escarpment and the 

Gaetz Lakes Sanctuary. The week before second and third reading of the plans at Council, Parkland 

submitted a letter to the Mayor and Council asking that The City be lenient in its interpretation of the 

bylaws regarding Parkland’s development and that Parkland “not be bound by the [Environmental 

Character Area’s] Recommended Design Elements” (Council Agenda 338). After receiving the letter, the 

Planning Department removed Parkland’s properties including Lot 4 from the ECA. Thus, the 

development being proposed is in one of only two areas of Waskasoo that do not fall under the direct 

scrutiny of these carefully crafted planning documents.  

We believe, however, that when a development falls outside the purview of a character statement, it 

should not mean that “anything goes” for potential developers. Instead, it should mean that proposals 

for these areas are carefully evaluated on an individual basis to ensure that they fit the goals, character, 

and immediate street contexts. In other words, because Parkland CLASS successfully argued to have 

their property removed from any of the character elements agreed upon by area residents and The City, 

development proposals for their properties must be carefully scrutinized. Doing so is, in fact, provided 

for in the new Land Use Bylaws (LUB) for Mature Neighbourhood Overlay Districts such as Waskasoo 

which state that all applications for redevelopment “shall be considered a Discretionary Use” (7.14.4) 

and that whether or not the property is within a character area, “The Development Authority shall have 

the authority to impose conditions that require the Redevelopment to conform to a higher standard 

than required by the applicable regulations, including design elements contained within a Character 

Statement, for any Redevelopment” (7.14.5).    

Rulings on this particular proposal are especially important because as The City moves towards using 

Character Statements to guide redevelopments in Mature Neighbourhoods, there will be other areas 

throughout Red Deer that will be outside the bounds of such statements. What happens here will set a 

precedent for the future of Red Deer’s oldest neighbourhoods.   

Yet, there is an even more important reason to scrutinize this particular development proposal. Lot 4 is 

also located on a sensitive area of Public Service land along the escarpment, the South Bank Trail (the 

main commuter trail for the south side of the city), and beside the Gaetz Lakes Sanctuary and Kerry 

Wood Nature Centre. As a PS district, the only permitted uses are for “National Defense” and 

“recreation and sport activities … for the participation of the public at large” (7.4.1). Discretionary uses 

at this location include:  

i. assisted living facilities, day care facilities, temporary care facilities 

ii. institutional service facilities, 

iii. certain concession booths, retail sales, signs, and parking 

iv. campgrounds  

v. private clubs or organizations 

vi. offices for community oriented groups which have recreation as part of their programs  

This development application is applied for under discretionary use number six. Once again, we believe 

that these uses are not discretionary because the City wants to encourage any type of development on 

PS land, but because PS land is vital. It is land that has been set aside primarily to provide much needed 

recreation and open space within the urban landscape. Developing it with structures, paving it over with 
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parking lots and breaking it up with fences needs to be carefully thought out because once it is built up, 

this open and green space will be gone forever.  

In fact, Red Deer is known for its connected green and open spaces. These are a source of pride and 

sense of place for Red Deerians as well as a draw for tourism, business and new citizens. Understandably 

then, through its policies the City works hard to maintain and enhance this green belt. Building on the 

2011 Strategic Plan’s goal to “ensure green spaces and park systems are core to our distinctive 

character,” one of the three themes of the 2015 Strategic Plan is “Community Amenities.” This theme 

includes planning sustainable spaces and places that foster community living and connection, and that 

reflect Red Deer’s geography and enhance our authenticity. Thus, the plan declares that “Red Deer 

actively enhances its rich natural environment and minimizes its ecological footprint through City 

leadership, community collaboration and active stewardship.” These strategies are carried through to 

the Municipal Development Plan’s (MDP) Guiding Principles, one of which is to “provide a diversity of 

connected parks and open spaces” (11), to the Neighbourhood Planning and Design Standards (NPDS)  

with its objectives of creating low impact, healthful, and unique neighbourhoods, and of course the Red 

Deer Trails Master Plan, the 2008 Community Culture Vision, and the Environmental Action Plan (EAP) 

which states that the City should “protect and enhance green space” (14). Thus, this development, 

which is located in the middle of the open space section indicated on Red Deer’s Generalized Land Use 

Concept Map, must be carefully evaluated regarding its impact on Red Deer’s connected green and open 

spaces.  

Relatedly, the impact of this development should be carefully weighed because structures on PS land, 

usually schools, churches, and civic buildings amidst large areas of green space, heavily influence the 

character of the surrounding cityscape. Therefore, the NPDS recommends that in addition to its 

standards “consideration be given to developing site specific guidelines for large redevelopment sites” 

such as those typically located on PS property for example civic centers and schools (8). Further, PS 

District Regulations (e.g. front yard minimum, landscaped area, parking spaces etc.) are “Subject to 

Commission Approval” (7.4.2). These district regulations are left open because there can be no cookie 

cutter approach, no specific front yard minimum or percentage of land left as greenspace. 

Developments in these areas especially need to be fitted to their specific surroundings. Again, such 

scrutiny and careful attention to detail has been allowed for in the Land Use Bylaws. Section 7.4.3 states 

that “Within the PS Public Service District the site plan, the relationship between buildings, structures 

and open space, the architectural treatment of buildings, the provision and architecture of landscaped 

open space, and the parking layout, shall be subject to approval by the Development Authority.”   

In light of these important City plans and Land Use Bylaws, the Waskasoo Community respectfully 

submits our concerns regarding this proposed development. They are outlined below under the 

following headings: 

1. Parking   4. Access Road 

2. Traffic   5. Fencing 

3. Maintenance shop 6. Scale and Character 
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1. Parking 

Waskasoo residents are very concerned that the proposed parking lot for the Parkland CLASS 

office building is a full 75% larger than what is required by the LUB. Bylaws require 54 stalls for such a 

development (including the parking in and around the shop) and the plans propose 95. This means there 

is an extra capacity of 41 stalls. This over-sized lot will be three and a half times the size of the office 

building and will cover 44,000 square feet of green space with asphalt.  

When we met with Parkland CLASS in May, we asked for reassurance that the amount of parking 

had been carefully calculated and was indeed necessary. They replied that they deemed the extra 

parking to be absolutely necessary. However, Parkland CLASS also said that the new building will not 

bring a substantial increase in traffic to the area. They stated that other than ten or twelve staff 

members who will be brought to the site from Parkland’s other city properties, all of the people who will 

be working in the new building are currently doing their jobs in the old 5,000 square foot administration 

building next door. They also stated that other than one or two new annual events, all of the events to 

be held in the 180 seat pavilion already occur on Parkland’s school property, as do the training sessions 

and meetings that will take place in the new building’s meeting rooms.  

Considering that Parkland will retain the parking they currently have and that everything to be 

moved to the proposed office building is already occurring on their property with few parking issues, we 

question how the size of the new parking lot can be justified and would like to see it reduced.  

Reducing the size of the parking lot coincides with the numerous City documents that argue for 

protecting and enhancing green and open space in the city. In addition it would coincide with the EMP 

which states that “the existing built form reinforces auto-dominated development patterns with high 

environmental impacts” (38). The EMP therefore calls for “reducing greenhouse gas emissions through 

reduced vehicle use” and recommends that City development authorities “include consideration of 

parking practices and policies that encourage public transit use and alternative forms of transportation” 

(38). Parking reduction and a less auto-dependent development would also agree with Principle 3 of the 

Neighbourhood Planning and Design Standards (31), as would relocating the parking either behind or 

beneath the building. We support the EMP and the NPDS and would like to see new developments in 

and around the Gaetz Lakes and Red Deer River escarpment set examples for promoting alternative 

transportation such as using the well-maintained and easily available multi-use trails, carpooling, or 

taking public transit. (The City will be expanding bus service to this part of 45th Avenue in 2017).  

  

Parking layout on PS land is directly subject to the Development Authority’s approval. Because the 

proposed paved lot will cover environmentally sensitive PS land with asphalt and create an auto-

dominated development, the amount of parking should be reduced at least to the minimum required 

by bylaws and the lot should be redesigned following the NPDS.      

 

2. Traffic  

If the extra 75% capacity for parking is indeed necessary, this proposed development will result 

in an increase in traffic in Waskasoo, despite Parkland CLASS’s reassurances to the contrary. Further, 

considering all that Parkland describes as going on at the existing administration building, we are 

concerned that its eventual re-use will also significantly increase traffic. This re-use could easily be done 

‘under the radar,’ without an application for a development permit.  

When we met with Mr. Stephan in May, we asked what was to happen with the existing 

administration building. He replied that they “had not even thought about that at this point.” However, 

in Parkland CLASS’s 2013 Annual Report, their “Strategic Direction” states that once they construct the 

new office building, they intend to “pass the existing office over to the school for classroom expansion” 
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(4). This statement is further supported in the Parkland School Authority Annual Education Results 

Report for 2008 which states:   

 

Once the new office building is completed, the [current administration building] will be 

renovated and turned over to the school. 

 

This phase of expansion … will include the movement of the two computer labs and three 

classrooms to that building and the addition of another Snoezelen room, a music/exercise room, 

library, quiet room, meeting rooms and washrooms. The movements of these specialized labs 

and rooms will allow the classrooms in the main school building to expand to double their 

present size, allowing much more space for staff and students. Larger classrooms will also 

decrease the waiting list by allowing more students to enroll. (3) 

These Parkland CLASS Reports combined with the substantial capacity for parking that is being 

proposed would seem to indicate that traffic will, in fact, increase, and because the development fronts 

45th Avenue, that increase will add to Waskasoo’s already overburdened main residential road.   

During the public consultations for the Waskasoo Neighbourhood Plan, traffic was the second 

main concern expressed by residents. Their concerns are supported by the numbers. Waskasoo already 

has 3500 staff and students commuting through our neighbourhood to our three major schools (LTCHS, 

Gateway Christian, and Camille) as well as to Parkland CLASS and the Woodlea Daycare, numerous 

people attending events at the Memorial Centre and Festival Hall, truck and City vehicle traffic moving 

to and from the City yards at Mackenzie Lakes, as well as ever increasing park and river-related 

recreation traffic. Since the Neighbourhood Plan was passed earlier this year, we are now also host to 

two major baseball diamonds and The Market with its 15,000 – 25,000 visitors (www.reddeermarket.ca) 

every Saturday. Many community members enjoy having access to these events and amenities; 

however, our roadways were designed 50 to 100 years ago and are not built to move these volumes 

comfortably or efficiently.  

City engineering documents classify 45th Avenue as a Collector Road. The City of Red Deer 

Engineering Services Design Guidelines for 2016 state that collector roads are roads that are able to 

handle up to 10,000 vehicles per day and should be at least 12 metres wide. 45th Avenue, however, is 

only 11 metres wide (and we believe could never accommodate 10,000 vehicles per day). According to 

the design guidelines, an 11m road should be classified as a standard Urban Residential Roadway with a 

maximum service capacity of 3000 vehicles per day. A traffic study completed between June 2 and 9th of 

2016 indicated that 3600 vehicles travel 45th Avenue on week days. Therefore, according to its actual 

design, 45th Avenue is already 20% past its service capacity.  

Even more important to the residents of Waskasoo, an 11m roadway’s environmental capacity – 

or the capacity at which traffic volumes feel comfortable for residents – is 1000 vehicles per day, 

meaning 45th Avenue is operating at 360% over its Environmental Capacity. Roadways that exceed their 

capacity create stressful, unneighbourly streets. The WCA Board regularly hears complaints from 

residents who are frustrated with traffic noise, illegal parking, and having to wait in drives and alleys for 

10-15 minutes before being able to access streets. This excessive traffic also affects Waskasoo’s air 

quality as cars idle on our streets waiting to exit and enter the neighbourhood. Most importantly, it 

creates safety hazards for drivers as well as pedestrians, many of which are children trying to get to and 

from school.  

 

45th Avenue is truly overburdened. We thank The City for their recent installation of new sidewalks, 

extra crosswalks, extended school zones, and better signage. These measures will help to make 
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Waskasoo safer for pedestrians, but they do not address the real issue which is traffic volume. As the 

NPDS state, in a great neighbourhood “traffic and parking are reduced and do not dominate the 

neighbourhood” (31). If this development brings the increase in traffic to 45th Avenue that the parking 

capacity and intended expansion of the Parkland School indicates, we cannot support it without 

reassurance that there is a long term plan to manage and lower the amount of traffic on Waskasoo’s 

residential streets, as was recommended in Section 4.1.1 of the Waskasoo Community Plan. For 

example, a “Drop and Walk” pull off area for older students could be installed on the north side of 

55th Street or a student lay-off and turn around could be constructed at the end of 42 A Avenue 

(similar to that which has been built in the front of Camille J Lerouge School). Either of these options 

would divert much of the school traffic from neighbourhood streets.  

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 
Potential lay-off and turn around locations 

 

3. Maintenance Shop 

 
In our initial response to the development application, we asked that MPC remove the shop compound 

from the development but also requested that, if the shop is allowed, its negative impact on the area be 

mitigated with decorative moldings, landscaped flower beds, and a privacy fence. We thank Parkland 

CLASS for adding these upgrades to this second version of the plan. However, the Waskasoo community 

still feels that a maintenance shop and storage yard do not belong on this Public Service land for the 

following reasons:  

I. Streetscape: Locating this structure along 45th Avenue does not fit with the surrounding 

streetscape. This area is located within the Mature Neighbourhood Overlay District and is 

governed by Section 7.14 of the LUB. This important bylaw ensures that “redevelopment 

that occurs in mature neighbourhoods is compatible with the existing Development within 

the Immediate Street Context” (LUB 7.14.1). The Immediate Street Context is defined as 
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those structures along the same street frontage and within the same block. In this case, the 

development is addressed to and fronts 45th Avenue, and the same block is roughly the 

section of the avenue between 59th Street and the boat launch. This block is composed of 

environmental reserve land, the Red Deer River, and the Mackenzie Lakes recreation area to 

the west and municipal reserve land, Parkland’s own unobtrusive school campus, a large 

Parks and Recreation district, the historic Allan Bungalow and gardens, and the Kerry Wood 

Nature Centre to the east.  

As the EMP advises, the areas of green space that should be enhanced and protected 

include “the network of natural areas, watersheds, parks and trails, and in some cases street 

landscapes” (14). This parkway adjoining the Waskasoo park and trail system must surely be 

one of those street landscapes that should be carefully protected.  

Granted, deciding what constitutes a block in a space of parks and reserve land is 

difficult, but even if the block were extended south to 58th Street, the street context would 

include only small-scale residential homes that face the street and have no accessory 

buildings facing 45th Avenue, let alone a two-storey shop and outdoor storage area.  

Under Section 7.14 of the LUB, in order to maintain the Immediate street context, the 

Development Authority is given the “authority to impose conditions that require the 

Redevelopment to conform to a higher standard than required by the applicable regulations 

… for any Redevelopment” (LUB 7.14.5). In this case, that would mean at the very least 

denying the proposed maintenance shop compound and perhaps the 26, 000 square foot 

two-storey office structure which also does not fit its immediate street context along 45th 

Avenue.  

 

II. Character: Not only does the shop not fit its street context but it also does not fit the area’s 

character. ‘Character’ refers to what comes together to make one specific geographic area 

of the city unique or special. As was stated earlier, this lot is located in the middle of the 

Environmental Character Area for Waskasoo, which means that The City has already 

documented what makes up the character of the surrounding area. As the Waskasoo ARP 

states, that character is rural and park like. There is “minimal land coverage,” “lack of 

fencing,” and “a wide-open sense of space that is not common in other areas of the city” 

(18). It includes a “mature street character” with “scenic vistas from the road” (18). This 

character needs to be maintained, and just this summer The City recognized that fact by 

upgrading this block of 45th Avenue in a way that followed the “preservation of the rural 

character” section of the Waskasoo ARP and was sensitive to the avenue’s “rural character 

within the riparian area and as the gateway to the Gaetz Lakes Sanctuary and KWNC” (8).  

This corner of Lot 4 is the most visible portion of this development proposal. Although 

the shop is to be located approximately 50 metres back from the roadway, it will be what 

people will see when they drive down the parkway. Like the oversized parking lot, and 

extensive fencing, a shop compound with a gravel yard and chain link fencing will destroy 

the surrounding character, even with the upgrades Parkland has added. It will obstruct the 

views from the parkway, build up the main landscape feature which is open space, and 

create an industrial/commercial rather than rural and park-like ambiance. This destruction 

of the character of this PS land will affect more than Waskasoo’s enjoyment of 

neighbourhood amenities. Because of its location along the parkway and trail system, this 

area is enjoyed and used by people from across Red Deer.    

 

III. Trail System: While the development may be set back from the road, it will be mere metres 

from the South Bank Trail and will negatively impact the enjoyment of this section of the 
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Waskasoo Trails which “are the backbone of the entire Red Deer trail network” (RDTMP 6). 

The portion of the park and trail system that runs through Waskasoo is vital to Red Deer’s 

connected park system. It connects the downtown core as well as Barrett Park, Coronation 

Park, and Galbraith Park to the Kerry Wood Nature Centre, Gaetz Lakes Sanctuary, 

Mackenzie Lakes, Three Mile Bend, and the Riverbend Golf and Ski Area. As the city 

develops its north-east boundary, it will become even more of an asset to Red Deerians. 

Furthermore, it is a part of the link between the two main hubs of the Waskasoo Park 

system, Fort Normandeau in the west and the Kerry Wood Nature Centre in the east.  

Allowing this development at this location would seem to go against the work The City 

has been doing to protect and enhance the rest of the South Bank Trail such as the 

enhancements around the water treatment plant, the future plans for the people-friendly, 

walkable, Riverlands Area, and, most significantly, the protection of the PS land directly 

south of Lot 4. As you may know, when the former owners of Lot 4, the Chinook’s Edge 

School Division, wanted to rezone and 

develop this property, the WCA requested a 

100 metre belt of Municipal reserve Land be 

set aside along 45th Avenue. We argued that 

inappropriate development here would 

negatively impact wildlife corridors and the 

park and trail. In response, The City worked 

with Chinook’s Edge to establish a band of 

Municipal Reserve land along the east side of 

45th Avenue and secure the connected green 

belt in this threatened area. It would be tragic 

to have fought so hard for the integrity of this 

portion of the trail system only to see its 

character impacted at the adjoining property 

a few months later.   

 

IV. Precedent: Allowing this two-storey industrial structure and compound on PS land, 

especially in this sensitive location and for the use of an office building would set a negative 

precedent for the future development of PS land not only in Waskasoo but throughout Red 

Deer 

 

V. Zoning: This accessory use is not provided for as either permitted or discretionary on PS 

land and is beyond the scope of what is intended by the PS zoning. The shop compound is 

listed on the development application as an accessory building. According to the LUB, an 

accessory building is defined as “a secondary building on a site, the use of which is 

subordinate and incidental to that of the principal building.” We question how this office 

building can require a 2,400 square foot two-storey maintenance shop and 12,000 square 

foot yard. Further, the development application states that the shop will be used for 

“preparing or repairing items used for the maintenance of [Parkland’s] buildings and land” 

and will house their maintenance department which maintains their numerous properties in 

and around the city. The description would seem to indicate that this will be more than an 

accessory structure for the support of the office building.  
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Further, placed in an improperly zoned area, this shop and yard will not be governed by 

the appropriate district standards and bylaws. Therefore, there will be little recourse when 

something goes awry. For example, the Red Deer Public School Board recently added a 

section of outdoor storage on their PS land behind their school maintenance building in 

Waskasoo. This yard was then constructed out of a 6 foot high chain link fence and topped 

with both barbed wire and razor wire. Clearly such a fence is inappropriate as it is located 

less than a few metres from residential 

homes and across the street from Gateway 

School. Where else in Canada do children 

walk past razor wire to get to class? This 

storage compound negatively impacts 

Waskasoo’s character and the immediate 

street context of 59th Street, yet because 

there is nothing listed in the Public Service 

bylaws about such a storage facility, there 

appears to be little legal recourse for 

residents who would like to have it 

modified. Like this storage facility, 

Parkland’s maintenance compound will 

sidestep bylaws that would govern it if it 

were built in a more appropriate zone (i.e. 

commercial or industrial).       

 

We should also note that both the Red Deer Public School Board and the Catholic School 

Board have maintenance facilities on PS land in Waskasoo; however, the circumstances 

surrounding these yards differ for the following reasons: 

• The school shops were approved decades ago in a different era of city planning 

and before the Waskasoo Neighbourhood Plans were passed. 

• They are for institutional service facilities (city-wide public school systems) and 

not for a private, not-for-profit office structure. 

• The school shops are located on main roads in areas that are already built-up. 

One is in the former Drill Hall left over from the WWII army camp and the other 

is located along 55th street, between the county police station and the armories. 

These locations are quite different than locating a shop next to Municipal 

Reserve lands, the Red Deer South Bank Trail System, the Red Deer River, the 

Gaetz Lakes Sanctuary, and a rural roadway that is the only vehicle access to 

some of Red Deer’s main recreation areas. 

Because the maintenance shop and compound do not fit the character and street context, will 

negatively impact the park and trail system, will set a poor precedent for the use of other PS land 

throughout the city, and are not provided for by the zoning district, the shop portion of this 

development application does not satisfy sound planning practices and should be denied.   
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4. Access Road 
 

The existing access road to this 

development is in poor condition 

and needs to be upgraded. It was 

obviously not built to hold up to the 

large increase in traffic that it has 

been subjected to since the 

transition of the adjacent school 

from River Glen to Gateway Christian 

(from 180 bussed students to 720 

‘chauffeured’ students whose 

parents use this road to access a 

drop and go loop behind the school. ) 

If this development is 

approved, this road will handle even 

greater volumes of traffic and for 

safety and aesthetic reasons cannot be left as an undefined, worn out swath of gravel and pot holes. 

Parkland’s attempt to enter a joint-use agreement with the City whereby the City would pave and 

maintain this road would seem to indicate their understanding of the need for an upgrade. While the 

joint use agreement was not achieved, the road still needs attention and safe walkways added to 

encourage and protect pedestrian traffic.   

In addition, we would like to see the road clearly defined with landscaping added to the south 

side of the roadway to keep this area from becoming even more space for parking. We note that this 

landscaping is also desired by Parkland CLASS as it was included in the Site Development plan submitted 

to council during the second and third readings for the Waskasoo Plans last February.  

 

As this is a redevelopment in an existing neighbourhood, for safety and aesthetic reasons Parkland 

should be required to upgrade and landscape the access drive to their property and provide walkways 

to protect and encourage foot traffic. We would also like to see this be done in an environmentally 

sensitive way, such as with porous pavement.        

 

6. Fencing 

The Waskasoo Community is extremely concerned about and questions the need for the excessive use 

of five foot chain-link fencing and gates to surround what is described in the development application as 

an office building. While the fencing may seem to be beneficial for Parkland CLASS, it is unnecessary and 

even detrimental to the greater community and should be removed from the plans for the following 

reasons: 

I. Detrimental to the Character of the Area: As noted 

above, the surrounding context here is open, natural, 

and rural space – one of the few places like this that 

are left in Red Deer. A series of chain link fences 

surrounding and crisscrossing Lot 4 will certainly 

destroy this unique character and make what once 

felt like rural parkland feel like a prison yard.  
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II. Aesthetics:  Waskasoo has many old chain link fences and we note that they have little aesthetic 

value and that without proper and regular maintenance and replacement, they begin to sag, 

bend and corrode.  

  

 

III. Detrimental to the Trail System: We appreciate the agreements that have been put in place to 

keep the trail system running through Lot 4. These arrangements benefit both the citizens of 

Red Deer and the clients and staff of Parkland CLASS. However, for similar reasons as the 

proposed shop above, the excessive fencing will negatively impact the enjoyment of these 

public pathways by negatively affecting views and replacing a sense of open space with vistas of 

security hardware.  

 

IV. Detrimental to Wildlife:  As the Waskasoo Park Interpretive Master Plan states, “The River 

tributaries and connected natural areas within the Park … play an important role as wildlife 

corridors for animal species, large and small, to move between larger natural areas” (9).  

Mammals rely on the continuity of wildlife corridors to link the larger systems of 

Waskasoo and Piper Creeks, and Fort Normandeau to the south and west, with the Gaetz Lakes 

Sanctuary, Mackenzie Lakes, Three Mile Bend, and the Riverbend Golf and Ski Area to the north 

and east. Linked corridors provide a conduit for gene flow south-west to north-east across Red 

Deer for a diverse range of flora and fauna, and are essential to an ecologically functional park 

system. In their planning and design principles document, the American Natural Resource 

Conservation Service states that “connected reserve/patches [are] better than separated 

reserves/patches (5-3), that “wider corridors are better than narrow corridors” (5-6), and that 

existing “connectivity should be maintained” especially since “preventing fragmentation of 

existing corridors that connect patches is less expensive” than reestablishing corridors (5-6).  

Excessive fencing in this location will impact and fragment wildlife habitats by 

decreasing the width of the wildlife corridor, which in this area is already a tenuous link. The 

riparian strip along 45th Avenue is dangerously narrow in terms of habitat values and bank 

stability. Next to the embankment is 45th Avenue, and abutting that is the Parkland School which 

is fenced. Abutting the east side of the development are two new fenced ball diamonds. The 

fences for this proposed office building will narrow the wildlife corridor here from 85 metres at 

its narrowest point to a mere 20 metres. According to Environment and Climate Change Canada, 

the minimum width for a healthy local wildlife corridor is 50 to 100 m wide. Corridors that are 
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narrower than 50 m deter wildlife which means, in this instance, that migrating animals may 

begin travelling down 45th Avenue – a danger not only to the animals but to people as well.   

Further, while Lot 4 is included within the fencing that encompassed the much larger 

original River Glen School lot, the way in which this development will compound area fencing 

also has the potential to create entrapment areas. 

While Lot 4 was removed from the surrounding Environmental Character Area’s more 

cost prohibitive design elements because it belongs to a non-profit organization, developments 

on it should still live up to those common elements and design recommendations that are less 

costly and to which neighbouring properties will be upheld for the sake of the ecology of the 

riparian strip. This would include removing the fencing. As the ARP states, developments here 

should  “allo[w] the open space of the development to contribute to the adjacent open space 

and be an amenity to the site users, including wildlife” (18). The corresponding recommended 

design elements states, “Location, style, and amount of fencing proposed around and/or 

adjacent to open space areas shall have consideration for the movement of wildlife and the 

prevention of opportunities for wildlife entrapment” (19).  

 
   
  

V. Long History of Being Intended for Public Use and Access: The land surrounding the proposed 

Parkland CLASS office building has a long history of public access that should be maintained as 

much as possible. The parks, trails and open-space areas are important amenities to Waskasoo 

and to City residents and are often one of the main reasons why people choose to live here.  
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As well, the Parkland-Rotary Play Space, although built and owned by Parkland CLASS, 

has had a history of public access, and this access, too, should be maintained. In fact, it appears 

that the play space and grassy areas were always intended to be public. A July 25th, 2008, Red 

Deer Advocate article announcing the opening of the playground states that the play space was 

intended to be shared with the public. The article reads:  

Hopping onto a teeter-totter and climbing around on playground equipment is one of 

the joys of childhood. However, in Red Deer it was something never available to kids in 

wheelchairs. The best they could do was watch from the sidelines. Now with a new 

barrier-free wheelchair accessible playground set to open at Parkland Community and 

Supports Society (CLASS), every kid will have a chance to play with their friends in the 

sunshine. The playground, called the Parkland-Rotary Play Space, opens to the public on 

Aug. 15.  

This intended public access is echoed in the 2007 and 2008 Parkland School Authority Annual 

Education Results Reports. For example, the 2007 Annual Report states:  

During the 2006/07 school term, we successfully obtained more funding ($170,000) in 

grants/donations to create a new barrier-free, wheelchair accessible playground by 

August, 2008. This playground will be used by our school students as well as families in 

the Red Deer community and will allow our students in wheelchairs to play side by side 

with their peers.  

Finally, in February 2016 Parkland CLASS attended the Council Meeting where the Waskasoo 

ARP was passed. At that meeting, they asked that the City be lenient in the interpretation of the 

bylaws regarding Parkland’s property (Council Agenda 338). In support of their plea, they argued 

that their development plans already fit many of the ARP and Community Plan 

recommendations regarding public recreation and gathering places.  

They noted in their letter to council that the community’s number 1 desire for 

development on this property was for the PS permitted use of “Recreation and sport activities 

operated or sponsored by a governmental body or agency for the participation of the public at 

large” (335 emphasis added). The letter goes on to state that: 

In alignment with priority 1, Parkland CLASS will add a variety of elements to its 

 development that will encourage recreational and social gathering activities to occur 

 on site. These components include an open-air pavilion, wheelchair accessible 

 playground, grassy play areas, the continued use of paved bike and walking trails that 

 pass through our property, and formal access to the newly developed City ball 

 diamonds… (335)  

 

Parkland also asked Council to be flexible in its interpretation of the bylaw “as a means of encouraging 

and even facilitating additional gathering and recreational elements that will enhance the community” 

(336). They imply that their playground, pavilion, and open space will satisfy the Waskasoo Community 

Plan’s call for the development of much needed community gathering places. However, if these fences 

are installed, this development will no longer align with these elements of the plans and thus will not 

align with the desires and goals of the City and the community. We also note that there were no fences 

indicated in the Site Development Plan submitted to Council in support of their position (343).  

 

Parkland CLASS should not be able to claim that they are providing these amenities for the public in 

order to get around having to abide by important community planning documents and then, after their 

property is removed from those documents, isolate these amenities by fencing them off. In our opinion, 

they did not clearly explain their intentions to council, administration, or the public 
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Site Development Proposal from Feb 1 Council Minutes 
Note: Property lines are marked but no fences indicated 

 

VI. CPTED Principles: Parkland CLASS asserts that the excessive fencing satisfies the principles of 

Crime Prevention through Environmental Design (CPTED). Indeed, the number one crime 

prevention weapon in the CPTED arsenal is surveillance: to reduce the likelihood of crime, you 

increase the amount a site can be seen. Thus it would seem that see-through chain link fencing 

could be a CPTED staple. However, if it were, we would see chain link compounds going up 

around office buildings everywhere in the city. We do not see such compounds surrounding 

offices because, as the NPDS state, developments should “promote ‘eyes on the street’ based 

crime prevention” (8.2). These fences will reduce the number “of eyes on the street” by cutting 

off access to green space and making the area considerably less inviting. As the well-referenced 

CPTED Guidebook for Singapore states, “a place surrounded by security hardware will reinforce 

a climate of fear” (27) and will deter people from spending time in the area. This guidebook 

explains that CPTED “contrasts the approach of addressing crime by implementing visually 

affronting security” and instead “promotes high quality and visually pleasing solutions as first 

responses that aim to enhance the legitimate use of space” (3). Security, in other words, needs 

to be a part of designing a space and should fulfill aesthetic values. This is not simply because it 

looks pretty. It is because by doing so law-abiding people are drawn to the space, and just by 

being there lower the likelihood of crime. In other words, the chain link fences and gates 

surrounding and crisscrossing this property will in all likelihood increase the amount of crime 

and vandalism in the area including crimes targeting the office building itself. While the see-

through fences will be there, no one will be watching when criminals climb over or cut through 

them. 
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According to The CPTED Guidebook for Singapore, in isolated park-like areas, CPTED 

principles instead call for tactics such as:  

• planning for mixed use and inviting a variety of people into the space at various times  

• creating an “active edge” or a perimeter that encourages surveillance by users (21-22) 

Parkland CLASS has the perfect CPTED solutions to security for their office building already: a 

public trail along the outer edge, a popular play structure, and open grassy areas that invite a 

variety of legitimate uses at various times. These existing elements will be especially effective 

for preventing crime because they will be used by the public in the evenings and on weekends – 

times when the surrounding buildings are most vulnerable. Actual asset security can then be 

addressed with modern building practices similar to those used by other office buildings in the 

city: steel doors, secure windows, motion lighting, and alarm systems.  

Parkland has also said they need the fences to establish territoriality, another important 

CPTED principle. We understand the need to keep people away from the building or the pavilion 

and to make sure vehicles do not park in inappropriate locations or drive on lawns, yet these 

things must be accomplished in ways that do not create an aura of fear and isolationism.  

One of the most cost-effective CPTED strategies to establish territory is the use of signs. 

We note that there are currently no signs on the property directing the public to where they can 

and cannot park, who to call if they have concerns or questions, or that Parkland CLASS operates 

the Parkland-Rotary Play Space. It is little wonder that they have had difficulties with people not 

doing what they would like them to do.    

We understand that some kind of territory markers may be needed in order to guide 

traffic, yet there are many better alternatives to chain link. These might include: the strategic 

location of boulders and trees to keep vehicles from accessing particular areas, the construction 

of a dry creek bed to visually separate spaces and make access by foot more difficult, or, if it is 

determined that fences are indeed necessary to establish territory, rural wooden fencing such as 

is already found throughout the park system.  This type of fencing would create an “inviting” 

boundary without compromising natural 

surveillance.   

Such territorial markers would leave the 

wildlife corridor intact, fit with the character of 

the area, leave public access (or at least the 

impression of public access) to much of the 

space, suit the Waskasoo Area Redevelopment 

Plan, follow CPTED principles, and would fit 

with Parkland’s own project description which 

states that naturalistic plantings will add to the 

urban forest and “attract wildlife for shelter and 

food.” Most wildlife cannot get to the trees for 

shelter and food if those trees are behind chain 

link fencing.   

VII. Need: Finally, these fences are unnecessary for the proposed use of the development which is 

as an office building. Similar use offices in the city do not have extensive fencing, for example 

Family Social Services of Central Alberta, Catholic Social Services, Aspire, or the Red Deer Public 

School Board offices. Neither do any of the similarly located buildings such as the Memorial 

Centre, Central Alberta Theatre, and Festival Hall. Not even the more isolated Kerry Wood 

Nature Centre feels the need to protect its buildings with chain link fencing.  
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Although this development permit is for an office building and not a school, we also 

point out that the three main area schools also do not have such visually affronting and 

exclusionary fencing. While the schools do use fences to keep their students from entering 

traffic areas, none of them—including two elementary schools – have created isolated 

compounds around their buildings. In fact, outside of industrial districts, we can think of no 

other places in the city where such extensive fencing is used. It certainly should not be allowed 

on this public service land for this use.  

According to the Land Use Bylaws, MPC may impose conditions in respect to the furtherance of sound 

planning principles (LUB 2.10.4.h). Because these fences negatively impact character, aesthetics, the 

trail system, the wildlife corridor, public access to PS land, existing CPTED applications, and are 

unnecessary for the location and use, the WCA believes that they do not conform to sound planning 

principles and ask that they be removed from the plans. We also request that other than the fencing 

surrounding the shop (if the shop is allowed) and that which keeps playground users from entering 

traffic areas, ALL of the chain link fencing within the parameters of Lot 4 should be eliminated – 

including that which Parkland CLASS has recently installed along the north and south ends of the 

property. As with any developer, construction should not have begun before attaining a development 

permit.   

5. Scale and Character 

The Board and the Waskasoo community have concerns regarding the scale of this proposed 

development which is to be located on Public Service land within the green belt and on land indicated to 

be left as open space by the Generalized Land Use Concept Map. While the alpine style of the building 

and the quality finishing treatments are certainly not sub-standard and may suite the character of 

Waskasoo, the relationship between buildings, structures and open space, the provision and 

architecture of landscaped open space, and the parking layout do not fit either the surrounding area or 

the street context.   

We believe that a two-storey, 26,000 square foot office building combined with an 14,000 square foot 

industrial compound, 44,000 square foot paved parking area, 180 seat pavilion, and various roads and 

sidewalks goes beyond the intent of the listed use, both as PS land in general and as an office building 

for a community service organization with recreation as a part of their programs. While the office 

building itself covers only 6.8% of the 4 acre lot, when it is combined with the other portions of the 

proposal, a full 60% of this property will be built up, and the remaining 40% will be broken up by fences.   

Taken as a whole, the development compound will negatively impact the surrounding character. 

Preserving the unique character and street contexts in Waskasoo, an area under intense development 

pressure, was one of the principal reasons why the City and area residents invested two years of time 

and money to establish the Waskasoo Area Redevelopment Plan, and this development proposal does 

not fit either the vision or the overall objectives of that plans.  

The vision of Waskasoo as outlined in the ARP is of “a neighbourhood of trees and trails, rivers and 

creeks, beautiful old homes and great schools. Our diverse community values and shares a wealth of 

natural, artistic, and historical riches” (8).The ARP then lays out five objectives that will achieve the 

community vision by guiding redevelopment as Waskasoo evolves. These objectives are: 
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a. Ensure development and redevelopment of properties is sensitive to the existing 

neighbourhood character and pattern of development created by street design … 

b. Maintain Waskasoo’s extensive parks and open spaces 

c. Preserve and maintain environmental, historical, and cultural features 

d. Maintain and enhance trail and pedestrian connections 

e. Encourage the enhancement and maintenance of all properties. (8) 

We believe that this development proposal contradicts objectives a. through d. It detracts from the trail 

system, from our environmental features, parks, and open space, and is not sensitive to neighbourhood 

character and street design. If approved as is, this will be an imposing compound in an area that is 

primarily reserve-, park-, and open space, and on a streetscape of primarily small, single storey 

unobtrusive structures.   

Preserving this character is also important to the future of development in Waskasoo, a neighbourhood 

surrounded by PS land that contributes to the city’s green belt. We are, however, particularly concerned 

about the effect this development may have on the adjoining Lot 2. This lot is still owned by the 

Chinook’s Edge School division which has in the past applied to rezone and develop their property with 

residences. Although Lot 2 would still be covered by the Environmental Character Area development 

recommendations, it could be argued that this character area is no longer valid if the area that 

surrounds it is heavily intensified.  

At the council meeting where the neighbourhood plans were passed, Planning Director Tara Lodewyck 

reassured council that even though Parkland was removed from the ECA, they would still be subject to 

LUB bylaws and other planning documents such as the Neighbourhood Planning and Design Standards. 

We believe that this development proposal also does not fulfill Principles 3, 8, and especially 9 of the 

NPDS. The objective of Principle Three is to create non-auto-dominant neighbourhoods that present 

“multi-modal choice” and where “traffic and parking are managed and do not dominate the 

neighbourhood” (31). Principle 8 has the objective of building “safe and secure neighbourhoods” and 

“promote citizen’s health and well-being and increase overall neighbourhood safety” particularly 

through the use of CPTED and “eyes on the street” (57-59). Finally, Principle 9 is to “encourage elements 

that add to the neighbourhood’s unique identity” (63).  The objective of this principle is to ensure that 

“each neighbourhood has a distinct identity fostering community pride and a sense of belonging” and 

that “architecture and site design express creativity, a distinct ‘look and feel’ for each neighbourhood, 

including relationships between buildings and public space” (emphasis added 63). Thus the standards 

include integrating existing features, land forms, views and vistas; preserving significant cultural or 

historical resources including “prominent landscape features;” and building streetscapes that enhance 

the pedestrian experience and create/maintain a sense of local identity and fit into the street context 

(65-69).         

Preserving the character of the area would mean honouring the surrounding context of open, green, 

space by reducing the scale of this development. We believe that this character does not mean that PS 

sites cannot be developed but that applications to do so should have a higher than typical ratio of 

open relative to built space, be selective in the type and use of structures, keep parking and traffic to 

a minimum, avoid needlessly fencing off areas of land, and, particularly in this case, be sensitive to the 

surrounding environment, ecology, geography, and other City amenities.   
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Conclusion 
 

At the February 1 Council Meeting, Mr. Stephan asked council to be lenient in the application of the 

Land Use Bylaws to Parkland’s properties and to “support [Parkland CLASS] to move forward and 

become a stronger player within the community and to have a positive impact on the community” 

(Council Video). When Councillor Harris asked what this partnership with the City and the community 

might look like and how Mr. Stephan sees it unfolding, Mr. Stephan replied: 

 

Parkland is at the final stages of preparing a development permit. Any joint-use discussion on 

the recreation elements is independent of the development. The development is going to 

proceed and we are committed to that. There is no precedent. We are not seeking approval or 

agreement prior… The land is private land. (Council Video) 

 

We believe that these are not the words of someone who wants to work with the greater community. 

We also note that Parkland CLASS had two years worth of opportunity to take part in the Waskasoo 

Plans but did not share their development plan or voice their desires or concerns at any of the 

Community Stakeholder meetings. Instead, they waited until a week before second and third reading to 

note their concerns and then asked that the City be “lenient” and “flexible” in any decisions regarding 

their personal lots. As a result, they were removed from their character area days before second and 

third reading and without any community consultation.  

As Mr. Stephan states, Lot 4 is private land owned by Parkland CLASS, but it is also PS land and 

development here must still fit the requirements set out in the Land Use Bylaws, the Waskasoo 

neighbourhood plans, and the Neighbourhood Planning and Design Standards – as would any 

redevelopment on any other private property in Waskasoo.  

 

As was said earlier, there are many reasons why this development proposal needs to be carefully 

examined. It comes before the development authority as a discretionary use for two important reasons: 

it is a redevelopment in a Mature Neighbourhood and it is a development on Public Service Land.  

 

According to the Land Use Bylaws, discretionary uses may be permitted after due consideration is 

given to the impact of that use upon neighbouring land and upon other lands in The City. They should 

not interfere with the amenities of the neighbourhood or affect the use and enjoyment of 

neighbouring parcels.  

 

The development as it has been proposed as of October 2016 will: 

• either needlessly cover over large areas of important open space with concrete and asphalt 

OR increase traffic on an already overburdened, unsafe residential road 

• create an auto-centric development 

• negatively affect the streetscape of the parkway and the character of the surrounding area  

• reduce the enjoyment and use of a key portion of Red Deer’s park and trail system  

• set a negative precedent for  

o developments in mature neighbourhoods 

o developments outside of character areas 

o developments on PS land and 

o future developments of the adjoining Lot 2 owned by Chinook’s Edge   
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• increase traffic on an unstable and unsafe access road  

• adversely impact wildlife corridors and potentially create entrapment areas  

• reduce ‘eyes on the street’ and increase the potential for crime and vandalism in the area 

• remove public access to a much larger portion of Public Service land than is necessary for the 

use being proposed. 

The WCA Board asks that the Planning Commission, therefore, carefully weigh the proposal before 

you and respectfully request that the following conditions be imposed on the development: 

• reduce the parking area to that recommended by the Land Use Bylaws AND/OR begin to 

implement a long term plan to manage the issue of traffic in Waskasoo 

• deny the industrial shop and yard   

• require upgrading, landscaping, edge definition, and pedestrian walkways be added to the 

access road  

• remove the chain link fencing and if boundary markers are necessary in specific locations, 

require that they be composed of something more suitable to the character of the area and 

needs of the proposed use   

• reduce the overall scale of this complex to fit the character, common elements, and design 

recommendations as listed in the Waskasoo ARP for the surrounding area  

• ensure Parkland CLASS follows through with what has been agreed upon, especially for 

questions surrounding use (e.g. the school will not be expanded into either office building 

without an application to the Development Authority to alter the current use) 

We ask that the Municipal Planning Commission be cautious when considering this development 

application. It is well beyond an ordinary application for redevelopment in an existing neighbourhood 

because of questions surrounding zoning, use, frontage, street context, scale, building placement, and 

location next to park and trail systems. We cannot think of another development like it for this use on 

PS land in Red Deer.  

The Environmental Action Plan states that “The City of Red Deer will ensure sensitive intensification 

that respects the existing community and built form,” and that “future growth will focus on the … 

creation of meaningful connections to green or open spaces, and daily amenities” (14). And the 

Neighbourhood Planning and Design Standards would seem to agree, asserting that “great 

neighbourhoods don’t happen by accident. They are the result of careful planning and thoughtful 

design …” (2). This is an opportunity for the development authority to continue to respect existing 

communities, to continue to create meaningful connections to amenities, and to continue to practice 

careful and thoughtful design. 

Once again, thank you for the opportunity to comment on this application.  

 

Respectfully, 

 

 

 

Darcy Garrett, President  

Waskasoo Community Association 

president@waskasoo.info 
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