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April 21, 2023 
 
Mayor Ken Johnston and Red Deer City Council 
c/o Box 5008 
Red Deer, Alberta 
T4N 3T4 
 
Re: Land Use Bylaw 3357/A-2023, and Waskasoo Area Redevelopment Plan Bylaw 3567/A-2023 
 
Dear Mayor Johnston, 
 
We are writing to express our concerns regarding the proposed amendments to the Waskasoo Area Redevelopment Plan 
and the City of Red Deer Zoning/Land Use Bylaws and the proposal put forward by East Lincoln Properties. 
 
As Red Deer Public Schools has many facilities in the immediate area of this proposed development, we have concerns 
regarding student and pedestrian safety due to the increased volume in traffic this development will produce. 
 
For background, Red Deer Public has two schools within the immediate area of 4240 59 Street, including Gateway Christian 
School, which is a Kindergarten to Grade 12 school, as well as Lindsay Thurber Comprehensive High School. The student 
population at Gateway is 565, while 1,440 students attend Lindsay Thurber. 
 
Every school day, there are approximately 250 Gateway families who drop off and pick up their children, as well as six school 
buses carrying many children from across the city. These drop offs happen around the vicinity of the school, with some 
students having to cross the street or walk through the neighbourhood to get to the doors of Gateway. 
 
At Lindsay Thurber, close to 300 students drive their own vehicles to school. In addition, 17 City Transit buses and four 
Prairie buses arrive and depart from the school each morning and afternoon. Again, many of our students cross the street or 
walk through the neighbourhood to get to the school. 
 
The administration at Gateway Christian School have also had complaints from neighbours over the years regarding the high 
volume of traffic and parents parking or dropping students off in the residential areas. To help mitigate this, Gateway has 
directed parents to use the gravel parking lot. However, with another development in the immediate area like the proposed 
120+ suite apartment building, this traffic could drastically increase. 
 
In addition to Gateway and Lindsay Thurber, Red Deer Public’s Facility Services building is located adjacent to The Memorial 
Centre. This building houses maintenance, tradesmen, and caretaking staff with their personal and work vehicles entering 
and exiting the area Monday to Friday. 
 
The area is already congested, and has a high volume of traffic on school days. We are concerned that the area during 
construction of the site, as well as when residents move in, will become even more congested and student and pedestrian 
safety will be further compromised as a result. 
 
The safety of our students and staff are of the utmost importance, and we hope you take our concerns into consideration 
when moving forward with this proposal. 
 
Sincerely, 

 
 
Nicole Buchanan, 
Chair of the Board of Trustees 
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April 19, 2023

RE: City of Red Deer;Waskasoo Area Redevelopment Plan

To whom it may concern;

I am writing this letter on behalf of the community of Ecole Camille J. Lerouge School which is a

Kindergarten-Grade 9 school that serves 650 students and is located at 5530 42A Avenue. Our school

community serves students from all over the city of Red Deer and the surrounding areas, as far north as

Blackfalds and as far south as Innisfail. I have been the principal of Ecole Camille J. Lerouge since 2019 and have

witnessed the overflow of traffic attempting to access my school daily over the past four years. As the principal

of this community, I am opposed to the redevelopment of the land to accommodate 2 apartment buildings in

the Waskasoo area due to the increase in traffic that will inevitably occur with more residents living in this area.

Our school community is within 3 city blocks of Lindsay Thurber Comprehensive High School and Gateway

Christian School which combined, serve over 2000 students daily. The flow of traffic in these 3 city blocks, from as

far east to 45th Avenue and as far south as 53rd Street and Michener Hill is congested and dangerous, to say the

least.

The flow of traffic between 8:00-9:00 am and 2:30-3:45 pm on weekdays is significant and has negatively

impacted our school community. As a school community, we have been in dialogue with both the RCMP and the

City of Red Deer Bylaw to provide support to us to stop speeding, and reckless driving and to help keep our

students safe.

I truly hope that the City of Red Deer considers the safety of our children before a decision is made to build more

housing in an already busy and high-traffic area. We are not in favor of this housing project moving forward as

the safety of our community would be directly impacted.

Thank you in advance for your consideration and the opportunity to provide a voice in this matter.

Kind regards,

SInead Armstrong

Principal
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Orlando Toews 
City Planning and Growth Department 
City of Red Deer 
 
December 9, 2022 
 
Re: 4240 – 59 Street 
Proposed Amendments to the Land Use Bylaw (Bylaw 3357/A-2023) and the 
Waskasoo Area Redevelopment Plan (Bylaw 3567/A-2023) 
 
Dear Mr. Toews, 
 
It has recently come to the attention of the Red Deer River Watershed Alliance (RDRWA) that the City 
of Red Deer City Planning & Growth Department has received an application from the owners of 4240-
59 Street requesting that the Land Use Bylaw (LUB) and the Waskasoo Area Redevelopment Plan 
(ARP) be amended to identify this parcel of land for higher density residential uses (i.e. R3) and rezone 
from its current designation of Public Service Lands (PS) (City of Red Deer, 2022). It is our 
understanding that as part of the City of Red Deer’s application review process, all landowners in the 
Waskasoo neighbourhood are to be provided with an opportunity to review and comment on the 
proposed amendments. Although the RDRWA is not considered a direct resident of the Waskasoo 
neighbourhood, we are the designated provincial Watershed Planning and Advisory Council for the Red 
Deer River watershed. The RDRWA is writing to express concerns around these proposed amendments 
to the Waskasoo Area Redevelopment Plan. This development has the potential to negatively influence 
water quality, hydrology and habitat in the lower Waskasoo subwatershed and proximal downstream 
reach of the Red Deer River. 
 
As a key partner in watershed management, the RDRWA values the longstanding and collaborative 
nature of our relationship with the City of Red Deer. The City of Red Deer and the RDRWA have 
worked together on several important initiatives since 2005, including the RDRWA’s State of 
Watershed Report (2009a), and Blueprint: An Integrated Watershed Management Plan (IWMP) for the 
Red Deer River Watershed (2016). The RDRWA has also provided input and helped to set targets for 
the City of Red Deer’s Water Conservation, Efficiency and Productivity Plan (2016), and the City of 
Red Deer’s Environmental Master Plan (2019). We commend the City of Red Deer for its leadership and 
its inclusion of Watershed Protection as a key policy in the City of Red Deer’s Municipal Development 
Plan (2013). Section 18.2 states that “The City shall participate in the activities of the Red Deer River 
Watershed Alliance in order to promote the effective integration of the management and use of land and 
water resources to ensure a legacy of ecological integrity and economic sustainability throughout the 
Red Deer River watershed.” Additionally, a key goal of the IWMP is to maintain or improve the water 
quality in the Red Deer River by evaluating conditions relative to the site-specific water quality 
objectives (RDRWA 2016). To continue to meet IWMP water quality objectives in the mainstem, point 
and non-point source loadings (wastewater and stormwater runoff inputs) need to be cumulatively 
managed in this reach of the Red Deer river. The RDRWA have a vested interest in all developments in 
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close proximity to the river and its tributaries to ensure potential impacts are properly evaluated and 
mitigated. News regarding this development was not brought to our attention until recently, so we 
appreciate you considering our input after your original deadline. 

 
The RDRWA has reviewed letters of concern submitted to the City of Red Deer from the Red Deer 
River Naturalists (RDRN) and the Waskasoo Community Association (WCA) related to this proposed 
land use change. In our opinion, the Waskasoo Community Association has provided a thoughtful and 
well-documented response to the proposed amendments and rezoning, and we support their comments as 
outlined in Section 4 - Environmental Concerns. Waskasoo Creek is the smallest sub-watershed in the 
Red Deer River basin, and it is an important tributary running through the City of Red Deer (RDRWA 
2009).  
 
The parcel of land proposed for rezoning is located in the downstream end of the Waskasoo Creek sub-
watershed, in close proximity to the Gaetz Lakes Migratory Bird Sanctuary and the Kerry Wood Nature 
Centre. The area is prioritized as a hydrologically significant area (NCC & RDRWA 2021), being 
located relatively close (~30 meter) to the Red Deer River and having a narrow riparian zone. The 
RDRWA believes that any development in this location has the potential to negatively impact the 
environment. This would be contrary to the intent of both the City of Red Deer’s Municipal 
Development Plan and City of Red Deer Environmental Master Plan (2019; Focus Area 1.2.2.1). Which 
has as part of its central goal which includes “Sustaining our water resources includes understanding 
and effectively managing issues such as water conservation, water quality protection, watershed well-
being, and storm and surface water management”. Land use changes and the subsequent changes in 
management practices have the potential to impact both water quantity and quality within Waskasoo 
Creek and the downstream Red Deer River reach. The RDRWA has concerns with wetland and riparian 
loss as it creates terrestrial and aquatic habitat fragmentation with negative consequences to wildlife, fish 
and other organisms in adjacent and receiving downstream aquatic environments. Given the close 
proximity of the proposed development to the Red Deer River, we were also surprised a storm and 
surface water management plan was not included with the information to stakeholders. 
 
The RDRWA works to promote watershed health and particularly to maintain or restore riparian areas. 
Riparian lands have substantial ecological, economic, and social value, and as such, the effective 
management of these habitats is a critical component to the maintenance of watershed health. From 
2020-2022, the RDRWA conducted a comprehensive riparian habitat assessment of the Medicine-
Blindman Rivers sub-watersheds, which includes Waskasoo Creek (Fiera 2022). These areas have been 
identified by the RDRWA as an important source water protection zone for the City of Red Deer and 
downstream municipalities and are considered a high priority for flood and drought mitigation. Riparian 
areas play a vital role in the interception of sediments and nutrients that runoff from adjacent upland 
areas. Riparian vegetation also provides shade and regulates water temperature, ensuring suitable habitat 
for a range of aquatic species. Furthermore, riparian habitats stabilize the banks of waterbodies and help 
modulate water velocities and high-water events, thereby improving water quality and protecting 
surrounding lands from flooding. Given the significant role that an intact riparian zone has on providing 
ecosystem services and supporting healthy and functional aquatic ecosystems, there is a need for 
effective management and conservation of riparian areas.  
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Of the 24 named waterbodies assessed by the RDRWA in the State of the Watershed report (2009b), 
Waskasoo Creek was one of six creeks that had more than 50% of their shorelines classified as either 
High or Moderate Restoration Priority. The RDRWA encourages the City of Red Deer to continue to 
focus on minimizing impacts and cumulative land use change and maintain no net increase in local 
catchment pressure and protect and restore riparian areas. The Waskasoo Creek sub-watershed was also 
identified as an important groundwater recharge area within the Red Deer River watershed (4.7.4.5 
RDRWA 2009a). The RDRWA SOW (2009b) also identified substantial data gaps for the Waskasoo 
Creek sub-watershed. Knowing where groundwater recharges and discharge areas occur help to identify 
areas requiring special protection and limitations, particularly to below grade land use development. 
 
It is our recommendation that the City of Red Deer continue to carefully consider the potential 
implications of any proposed land use changes within the Waskasoo Creek sub-watershed, and evaluate 
and present land use planning decisions with supporting information on: baseline water quality 
conditions, hydrology and hydraulic modelling and assessments (e.g. GOA 2022; Red Deer River 
Hazard Study), channel stability assessments, storm water management, and surface and groundwater 
interaction assessments under flood prediction modelling for below grade developments.  
 
The RDRWA is committed to continue working with the City of Red Deer to advance shared watershed 
management planning around water quality, riparian areas and wetlands, and land use. Based on existing 
information, the RDRWA has concerns with the information provided on the land use change and 
proposed development. We hope that the City of Red Deer will take our comments into consideration 
and keep us informed of further details of this potential development. We would be willing to complete 
a more thorough review if adequate time and additional relevant studies were made available. We would 
also appreciate being apprised of other prospective developments within the Red Deer River corridor 
into the future.   
 
As a longstanding and valued partner of the RDRWA, we look forward to continuing to work with the 
City of Red Deer on environmental and planning-related activities. We are committed to working 
collaboratively with the City to advance watershed management objectives and strengthen our shared 
understanding of hydrological and ecological processes that support our collective vision of maintaining 
a lasting legacy of watershed integrity and ecological health for the citizens of Red Deer and the broader 
watershed. 
 
Sincerely, 

 
Executive Director 
 
On behalf of The Red Deer River Watershed Alliance 
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From: Myrna Pearman <myrnapearman.nature@gmail.com>  
Sent: April 18, 2023 4:37 PM 
To: Council Agenda <CouncilAgenda@reddeer.ca> 
Cc: secretary@waskasoo.info 
Subject: [External] Re: 4240 – 59 Street 
 
To: publichearings@reddeer.ca 
 
Att: Orlando Toews, Senior Planner 
 
Cc: secretary@waskasoo.info 
 

Re: 4240 – 59 Street 
Proposed Amendments to the Land Use Bylaw (Bylaw 3357/A-2023) and the Waskasoo Area 
Redevelopment Plan (Bylaw 3567/A-2023) 
 
To Whom It May Concern: 
 
As a long-time member of the Red Deer River Naturalists, as an author and biologist who has 
worked for many years communicating conservation and natural history, and as a concerned 
citizen, I was disappointed to learn that the City of Red Deer has given first reading to this 
proposed development.  
 
It is clear that this proposal threatens a key biodiversity linkage along a narrow and important 
riparian corridor. Developing this small wedge of critical habitat will not only compromise 
biodiversity, but it will also result in serious degradation to the integrity of Waskasoo Park.  
 
 
Furthermore, the overall environmental value of this area, including the Kerry Wood Nature 
Centre and the Gaetz Lakes Sanctuary, will be permanently compromised. Development in this 
area as proposed will also deny the citizens of Red Deer an important open space.  
 
 
Finally, as evidenced by the letter from Parkland Class (p 242, first reading), the proposed 
rezoning and exemptions from the ARP sets a precedent for additional development in this 
vulnerable corridor. 
 
 
I strongly urge Red Deer City Council to reject this short-sighted and irreversibly damaging 
proposal. 
 
 
 
Yours truly,  
 
 
Myrna Pearman 
Fellow, Royal Canadian Geographical Society  
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Waskasoo Community Associa�on 
Land Use Bylaw 3357/A-2023 and Waskasoo ARP Bylaw 3567/A-2023  
Public Hearing Submission 
April 21, 2023 
 

Honourable Mayor and City Council Members 

Thank you for holding this Special Mee�ng to accommodate the Public Hearing for the proposed 
amendments to the LUB and Waskasoo ARP. The Waskasoo Community Associa�on also appreciates the 
opportunity to respond to new informa�on included in Council’s April 2, 2023, Agenda Packet for First 
Reading. 

First, we want to emphasize that we are not an�-development. We support densifica�on and understand 
the need to slow urban sprawl. We have chosen to invest and live in a neighbourhood where over 60% of 
dwellings are mul�family and hope to see all Red Deer neighbourhoods welcome density in similar ways. 
However, not every lot in the city is the same. The concerns raised by environmental groups and Red Deer 
residents demonstrate that any redevelopment of this lot must be done carefully and gently, under the PS 
zoning and with the full protec�on of the Environmental Character Area. Below please find the WCA’s brief 
responses to points made in the Agenda Packet.  

1. The Lot is Privately Owned, Developable Land: 

We agree. The land is privately owned, and neither the zoning nor the ARP preclude redevelopment. Since 
redevelopment is already possible, we feel there is no reason to change the bylaws or ARP to 
accommodate such.  

However, the bylaws and ARP do insist redevelopment be done gently and carefully for the sake of the 
environment and the community. We note that most land in the city is privately owned and developable, 
yet most development occurs within the constraints of City Bylaws and Plans. Further, the owner of this 
lot purchased it fully aware of its restric�ons and the community’s posi�on. On November 24, 2019, he 
met with the WCA’s past president who advised him of the ARP, the community’s posi�on, and (believing 
the lot would remain PS) that any proposed development should be small, located at the back of the lot, 
and leave plenty of open space along both 59th Street and the river. Instead, this proposal, which is the 
exact opposite of what was suggested, was submited, and then resubmited.  

2. PS and R3 are Similar in Scale and Use Intensity: 

This argument hinges on comparing R3 to PS developed with large, assisted living facili�es. However, there 
are very few assisted living facili�es on PS land in the city. (Most are in Residen�al Districts.) Further, 
assisted living facili�es themselves come in an array of sizes from the large Revera buildings to the Hospice 
to the Harmony Care Homes. 

 

Red Deer Hospice, Anders Harmony Care, Inglewood Harmony Care Planned for Gasoline Alley 
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More importantly, assisted living is only one of the PS District’s uses. Most PS structures are churches, 
firehalls, schools, health facili�es, and club houses. These PS uses vary drastically in scale and use 
intensities. The Report Summary also states that PS and R3 “appear to” generate similar traffic. This again 
hinges on equa�ng PS with large Assisted Living facili�es. We also note that in the “Pre-Development 
Mee�ng Summary” submited with the developer’s applica�on, Engineering states that “Assisted Living 
facili�es generate very low traffic volumes as do daycares.” 

3. ARP and Character Statements Will Apply to Future Development: 

Again, we agree. Any development must be guided by the ARP and character statements. However, the 
developer is also applying to amend the ARP and the Environmental Character Area, par�cularly Sec�on 
5.3 “Common Form and Scale of Buildings” and 5.6 “Recommended Design Elements.” These are the 
sec�ons that will be relied on most for guidance. Therefore, we are very concerned that the Report 
Summary provided to Council did not offer any guidance on the impacts of the proposed ARP 
amendments. For example, how will adding the statement “subject to the development standards in the 
applicable land use district” to design element 5.6.15 alter what is deemed appropriate in rela�on to the 
character, size, massing, form, and height of any redevelopment in the Environmental Character Area?  

We are also concerned that the Report to Council did not include an overall discussion of the ARP (how it 
func�ons, its objec�ves, vision, and purpose) or the Environmental Character Area (the common form, 
scale, and elements that create the area’s unique character and how the resul�ng recommended design 
elements protect that character). This informa�on is vital for context and for understanding the poten�al 
impacts of the amendments on the community and the environment. (See the plans at 
www.reddeer.ca/waskasoo)  

4. Zoning VS Development: 

Zoning: Yes, PS zoning has few development standards and R3 is more prescrip�ve. Because of the variety 
of uses, it would be difficult to regulate PS in the same way as R3. However, not all lots are the same. The 
ques�on really is: Do R3’s prescrip�ve standards address the environmental and neighbourhood concerns 
on this parcel? For example, is R3’s 7.5m front yard setback appropriate along 45th Avenue next to the Red 
Deer River? As noted in our previous submissions, the 2012 NASP decision determined that PS allowed for 
appropriate infill opportuni�es and during the many public mee�ngs for the ARP, R3 was never presented 
as appropriate for this loca�on.  

Development: The Report states that if the lot is rezoned, “Administra�on believes concerns regarding 
impacts can be addressed at the DP stage.” Yet, we note that in the “Pre-Development Mee�ng Summary,” 
Inspec�ons and Licensing states that the development does not meet the Environmental Character Area’s 
requirements for open space, massing and height, form, or protec�on of landscaping features. (See 
atached page). It appears that none of these incongrui�es have been addressed and we ques�on that 
they can be reconciled.   

We also have concerns over the statement that for PS developments “much is le� to the discre�on of the 
Development Authority.” As PS, anything other than a sports field is discre�onary and triggers input from 
the community. As R3, because the use and regula�ons are permited, the community loses much of its 
right to no�ce and input, including any right to appeal a development decision.  

5. Compliance with MDP Policies: 

We refer you to our earlier submissions, par�cularly sec�ons 2: Legal Land Use, and 8: Planning Best 
Prac�ces. In reference to compliance with the Land Use Concept Map, we emphasize the MDP’s statement  
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that “More specific boundaries and informa�on on the precise land uses is intended to be provided 
through … area redevelopment plans, and the Land Use Bylaw.” The Waskasoo ARP and LUB support the 
land use and boundaries as PS within the Open Space Major. 

6. No Financial Implica�on to the City: 

While there may not be any immediate financial cost to the City, there will be high costs in the long-term. 
River armouring to protect this private development will likely be needed as the river moves east. Further, 
will 45th Avenue north of 59th Street need widening, streetlights, and curbs in the near future to 
accommodate access and needed parking for 120 dwellings? All of this will cost taxpayers. River armouring 
to protect Cronquist Dr (also on the outside curve of the river) cost eight million dollars in 2015 (Advocate 
Nov. 24, 2015). 

7. 2023-2026 Strategic Plan Alignment: 

Once again, we agree that redevelopment in nearby neighbourhoods can contribute to the vitality of 
Downtown and help meet the Strategic Plan’s goals for a “Thriving City.” But not every lot is the same. If 
this were about rezoning the PS land at the Armouries, it would be a different conversa�on. We also note 
the qualifier at the end of the Strategic Plan’s “Thriving City” focus area statement: “while con�nuing to 
protect and enhance the environment.” 

The Strategic Plan also has two other focus areas: “Community Health and Wellbeing” and “Engaged and 
Connected City.” The first is directly countered by the nega�ve impacts of these proposed amendments 
on the South Bank Trail, Gaetz Lakes Sanctuary, and Waskasoo Park. As for the second, this Council has 
determined it wants engaged ci�zens that feel valued and included in decisions about their city. The 
outpouring of reasoned, carefully cra�ed concerns about this proposal from Red Deer residents and 
numerous local environmental groups is exactly that. In the words of one Waskasoo resident, if this is not 
enough, what is? 

Finally, we also note that the developer states that seniors housing is “one of the highest demand housing 
types in the country, including Alberta, with minimal vacancies.” However, according to the 2021 Seniors 
Housing Survey by the Canada Mortgage and Housing Corpora�on, vacancy rates for this housing type are 
rising and reached 26.8% in Alberta in 2021. Below is a sec�on of the CMHC survey. (See the en�re survey 
here.)  
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https://www.cmhc-schl.gc.ca/en/blog/2021/2021-seniors-housing-survey-learn-more-insights


 

In conclusion, the W.C.A. is not an�-development. In most cases when applica�ons come forward, we work 
to nego�ate a build that suits all par�es. The fact that five of our current Directors joined the board a�er 
working with the Associa�on to redevelop proper�es in Waskasoo within the confines of the ARP is a 
testament to this. In this spirit, because we believe R3 is completely incompa�ble with this lot, we suggest 
that the City inves�gate a land swap with East Lincoln Proper�es – perhaps with a lot in Capstone where 
a development such as this belongs and would truly support both its residents and a thriving downtown. 
It could also be the seed around which the rest of Capstone grows. In return, the City could ensure this 
property is developed with a suitably sized and placed PS development or, what we believe would suit 
most Red Deer residents, return it to nature by adding it to the river park and trail system. 

 

Sincerely, 
Waskasoo Community Associa�on Board 
 
John Bouw, President   Darcy Garret   Tiffany Priebe 
Joanne White, Vice President  Alandra Aucoin   Brenda Garret 
Susan Jensen, Treasurer   Renae Sinclair   Marianne Lee 
Linda Cullen-Saik, Secretary  Phil Smith   William Weiswasser 
Kristen Steenbergen   Brock Priebe   Kris�ne Abramoff 
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