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From: Marianne Lee <marianne57lee@amail.com>
Sent: October 30, 2022 5:24 PM
To: planning@redeer.ca

Subject: 4240 - 59 Street

Orlando Toews
Senior Planner
The City of Red Deer

| am altogether opposed to the proposed amendments to the Land Use Bylaw and the
Waskasoo Area ReDevelopment Plan.

1. Open Space -

o

Residents and stakeholders were consulted during the ARP process and they
overwhelmingly wanted this land to retain PS and remain open space and used
for recreation and sports. Retain the underiying land-use open space.

The City's "Major Open Space” system inciudes this lot - with the intention to
protect the environment, build healthy communities, and draw tourism and
investments to Red Deer. Keep it open space.

2. Housing Density-

o}
o]

multi-family is higher density and not suitable on this lot

Municipal Development Plan, Sec 10 - Housing Mix - requires a mix of housing
types and forms in all residential neighbourhoods. However, Waskasoo doesn't
need apartments. VWaskasoo has 58% to 64% multi-family dwellings (depending
on the publication). Whereas the City average is 21% and some southeast
communities have only 10%.

Neighbourhood Planning Design Standards, 6.0 Housing Opportunity Choice -
6.1 states neighbourhoods should incorporate a variety of at least 4 housing
types to provide housing choices and buying capacity for residents. Waskasoo
already has housing choice.

also, 6.5 - to incorporate a mix of housing that supports affordable housing
opportunities within the neighbourhood. Again, Waskasoo already has affordable
housing (apartments, suites, and single family homes from small to large size).

3. Traffic -

C

o]

Neighbourhood Planning & Design Standards - states a neighbourhood should,
at minimum, establish 2 road connections on 2 sides of the neighbourhood. The
above mentioned lot is at the back of a residential neighbourhood with direct
access from only 1 direction - along 45 Avenue. |t does not even have the
minimum 2 road connections.

45 Avenue is not built for higher density traffic. 1t isn't even built for the existing
traffic with existing residents, 3 schools, 1 Daycare, Kerry Wood Nature Centre,
McKenzie Trails, Parkland CLASS, and the acreages east of McKenzie

Trails. 45 Avenue cannot handle more traffic and is already at over-capacity.
This lot is not near transit services._
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4. Area ReDevelopment Plan -

o The ARP was formed to guide re-development at great great time and expense
on behalf of The City administration, residents, and stakeholders in order to
protect the vision of Waskasoo. It is totally bizarre to ignore the ARP now.

o All landowners and developers are called to build in a way that fits the
environmental character of the area and submit additional studies on impacts to;

= fraffic

» services

= bank stability. To remove the need for additional studies puts the
Waskasoo Area's sense of place, views and the City's transportation
service and environment at risk.

o Previous proposed developments in 2012 were dis-allowed by The City and City
Council because there was no ARP at that time to help guide development. Now
that there is an ARP, it should not be dismissed or changed in any way.

5. Environment -

o The Environmental Character Area protects the waterways, the environment, the
trail system, Gaetz Lakes Sanctuary and wildlife corridor. This lot is at a spot
along the Red Deer River where the park system narrows, making it particularly
important. We must protect the environment for all Red Deerians.

In summary, | am not at all anti-development. But | am extremely against R3 zoning on this
unigue spot. There is no rightful and valid reason to implement R3 - this is not the location. If
the developer intends to build in a way to benefit and co-exist with the Waskasoo community,
then they can easily do that within the existing ARP.

Marianne Lee

4325 - 58 Street

Red Deer, Alberta

T4N 2L7

403-307-5874

marianne57lee@gmail.com
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Subject: FW: [External] Attn: Orlando Toews

From: hughnlois@shaw.ca <hughnlois@shaw.ca>

Sent: November 01, 2022 11:50 AM

To: Planning Services <Planning@reddeer.ca>

Cc: secretary@waskasco.info; Lois McPherson <imcpherson049@gmail.com>
Subject: [External] Attn: Orlando Toews

Good morning Mr. Toews

We have received information about a proposed change in the Land use by-law at 4240-59 Street in the Waskasoo
district from the Waskasoo Community

Association. This change would see this parcel of land moving from PS to

R3 in order to accommodate the application for a development on this property.

‘Although we live west of Waskasoo Creek, we were involved in the development of the Waskasoo ARP and appreciated
the opportunity to provide input into this community consultation process. It appears that we were not included in the
consultation process for this change of land use as our residence is west of Waskasoo Creek. We find it interesting that
our street was asked to be involved in the planning of the ARP but not included in proposed changes to the plan.

Regardless, we were very impressed with the process that was used for the development of the Waskasoo plan and the
consultation and inclusion of

community perspectives in the plan. We are of the opinion that allowing

the change of this property from a PS to a R3 land use is inconsistent with the intent, values and character of the
neighborhood plfan. In the absence of any specifics around the type and nature of the development proposed for this
site, we do not feel that this parcel should be changed to an R3 designation. Doing so would open the door to any form
a development consistent with an R3 land use either now or in the future. Given the location of this parcel close to the
Gaetz Lake Sanctuary and accessed by the limited road allowance of 45 Ave., we feel that allowing for an R3 land use
without any type of clarity around the type and nature of the development would be detrimental to the neighborhood
and inconsistent with the intent of the ARP. We recognize that it is difficult for a developer to move forward with the
planning for a development without some sort of assurance that the land use will allow for development. However, we
are opposed to changing this parcel to an R3 land use given the breadth of potential developments that are allowed
within this land use category. We do not feel that an R3 land use as currently structured is an appropriate

use for this particular area. Our suggestion is to leave the land use as

it is or investigate the possibility of moving it to a Direct Control or Future designation land use whereby any zoning or
land use change would be dependent on the provision of design and pre-development studies that would ensure that
the parcel is being developed consistent with the nature and intent of the Waskasoo ARP.

Sincerely

Hugh and Lois McPherson
4744 56 Street

Red Deer.
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Subject: FW: [External] Brenda Garrett's Second Response to 4240 59 St

From: darmont@telus.net <darmont@tefus.net>
Sent: Wednesday, March 1, 2023 12:04 PM

To: planning@reddeer.ca

Subject: 4240 59 St

Good Day Orlando,

Thank you for inviting comments from the community regarding East Lincoln Properties’ revised proposal to amend the
Waskasoo ARP and rezone 4240 59 5t te R3. Honestly, it wouldn’t matter how the developer tried to amend the ARP, |
would never agree to removing land from Red Deer’s Open Space-Major at a critical location along the river and the
South Bank Trail in order to build R3 multifamily apartment buildings. It is particularly upsetting since there is no

" pressing reason beyond profit for doing so.

f am also very concerned that rewording specific portions of the Area Redevelopment Plan to accomplish development
objectives that are inconsistent with the main objectives of both the plan and the relevant character area will create all
kinds of conflicts about character, appropriate siting, form, and massing, preserving the enviranment, maintaining
heighbourhood amenities, and more. These conflicts will inevitably lead to red tape and City staff, possibly even Council,
having to act as mediators whenever anything is proposed in this Character Area, which includes much more area than
the lot at 4240 59 St. And this is on top of the time and effort City staff have put into mediating this proposal over the
last two years. |sincerely hope this developer never complains about red tape and the time it takes to get things
through the municipality. It is exactly things like this attempt to sidestep the rules that backlog the system.

As [ wrote in my last letter regarding the first version of this proposal, | sincerely hope that Council defeats this
proposal, and if they do, that there is something that can be done to keep this kind of request from reoccurring in six
months or a year down the road. The lot is obviously too much of a temptation for developers who could make a
substantial profit building inappropriate residential developments on it.

Sincerely

Brenda Garrett

5826 45 Avenue

Red Deer, AB
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Subject: FW: [External] 4240-59 St Proposed Amendments to Land Use Bylaw and Waskasco
Area Redevelopment Plan

From: John Bouw <jchnbouw61@gmail.com>

Sent: October 26, 2022 11:17 AM

To: Planning Services <Planning@reddeer.ca>

Cc: secretary@waskasoo.info

Subject: [External] 4240-59 St Proposed Amendments to Land Use Bylaw and Waskasco Area Redevelopment Plan

Att: Orlando Toews

I AM OPPOSED TO THE CHANGES IN THE ZONING AND THE WASKASOO AREA REDEVELOPMENT PLAN FOR THE
FOLLOWING REASONS

1.The Waskasoo Neighbourhood, Trails, Parks, and Green Areas are the Jewels of Red Deer. No other neighbourhood in
the City enjoys nature at its finest in all seasons. These areas are not only enjoyed by neighbourhood residents but by alt
residents of Red Deer who walk, bike and now skooter the trails, canoe or kayak the Red Deer River, walk the nature
trails of Kerry Wood Nature Centre and the many picnic areas of McKenzie Trails. It's not only city residents who use this
area but it is a wildlife route for many mammals and birds.This lot is the entry to the green areas and parks north of
Gateway School. We personally have had many visitors from other provinces and cities in Alberta who marvel at what
we have, We have a natural tourist attraction that we are not promoting enough.

IF THIS PARCEL IS DEVELOPED IT WILL BE LOST FOREVER FOR THE ENJOYMENT OF FUTURE RED DEERIANS AND
VISITORS!

2.The local and very knowledgeable developer who purchased this lot knew full well this was PS land. He knew there
was and will be opposition to developing this land from the Waskasoo Community and other residents of the cify.

3. There were countless hours contributed by many to develop the Waskasoo Area Redevelopment Plan. This plan is
only 6 years old. There was an overwhelming support of no development of this parcel, Citizens wanted this land left as
is or developed into some sports or play area not housing or apartments.

4. To me it makes no sense that the city would want this parcel rezoned to R3 when the Capstone Development remains
empty. The type of development this developer is proposing would fit perfectly into the Capstone Development. If it's
river views this developer wants Capstone has it. If the city was smart they would trade land in Capstone for this parcel.
It would give a kickstart to Capstene which it definitely needs!

5. Waskasoo does not need any more apartments or condos. Over 60% of residents already live in R3 housing with more
in duplexes and basement suites. Compared to the other city neighbourhoods we are overwhelmingly saturated with
multi family housing.

6. This parcel is already included in the Waskasoo Environmental Character Area which includes Kerry Wood Nature
Centre, Gaetz Lake Sanctuary and the McKenzie Trails Recreation area. This area is also identified in the City of Red
Deer's vision for the Major Open Space System that protects the environment.

7. Traffic is already a serious issue in Waskasoo. The addition of numerous more households will only exacerbate the
problem. The corner path at 45 Ave and 59 St is already a dangerous crosswalk. Numerous vehicles taking the bend do
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not see pedestrians and bicyclists and speeding is an ever present problem. 45 Ave north of 59 St is not built to city road

standards. It is very narrow.

8. Site views and privacy for the residents living on 59 St will be greatly impeded. These residents already have to put up
with the parking and traffic issues around Gateway school. School buses and parent vehicles already park from the
corner of 45 Ave down 59 St. past the school in front of all these homes.

9. The frontage of this property along 45 Ave and the Red Deer River has | think the most beautiful vistas of the river in
Red Deer where you can look west toward the bridges and along the north banks. Why do only a privileged few enjoy
this view? This view belongs to all residents.

10. Lastly | question why only the residents of Waskasoo East were mailed this package. The residents of Waskasoo west
of the Waskasoo Creek are included in the Waskasoo Area Development Plan and are identified as such on all maps and
consultations | have seen.

John W. Bouw

4592 Waskasoo Crescent
Red Deer, Alherta
TANZ2M2

403-318-7651

PLEASE ACKNOWLEDGE RECEIPT OF THIS EMAIL
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December 12, 2022

To: Orlando Toews, Senior Planner
From: Ken Lehman, Chair, Gaetz Lakes Sanctuary Committee

Re: Gaetz Lakes Sanctuary Committee response to the developer’s request for
feedback for the application to rezone 4240 59 Street from PS to R3, and
to amend the Waskasoo Area Redevelepment Plan (ARP) to allow for the
rezoning, to make optional the now required pre-development studies
(geotechnical, bank stability, traffic, etc.) as well as to remove the property
from its relevant character area.

While every developer believes they can sustainably alter the land for a housing development,
the reality is that any alteration of the land will have negative effects on a myriad of
environmental processes. Some of these alterations create challenges that rear their heads
regardless of where the development takes place. Others are unique to 4240 59 Street.

Loss of Permeable Surfaces

While the existing schoolyard is not a natural environment, it is 2 permeable surface. Permeable
surfaces allow for the slow, measured dissipation of rainwater and snowmelt by absorbing
water, over a large area. This absorption prevents overland water flow and thereby reduces the
opportunities for erosion.

Additionally, permeable surfaces allow for a measure of filtration. Rainwater and snowmelt can
pick up a vast array of substances as it flows over the ground. Many of these - road salt and de-
icing chemicals, oil and other lubricants, pesticides, and others - should not be flowing freely
into our rivers and creeks. Permeable surfaces can act as a sort of pre-filter and reduce the
load of these toxins in outflowing water.

By building on this land, the permeable surfaces are reduced. Building roofs, parking lots,
driveways, and patios all act as physical barriers to permeable ground. These new hard surfaces
concentrate water in a few locations and facilitate overland flow. This increased flow rate and
volume increases the risk of erosion, placing the riverbank and riparian habitats at risk.
Additionally, the increased overland flow loads the water with the previously mentioned
substances and debris, carrying them to the river unabated and unfiltered.
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Riverbank Stability

The Red Deer River has been increasingly threatened by development and subsequent erosion.
There are numerous places along the river, through the city, where the bank has required
armouring. The most visible examples are below Oriole Park West and below the houses along
Cronquist Drive. Left to its own devices, the river would naturally erode the embankments
creating natural cutbanks. The creation of these two neighbourhoods has necessitated the
installation of the protection required to prevent the banks from eroding.

Bank armouring creates barriers to wildlife, removes potential spawning habitat, and interferes
with the natural evolution of river systems. The proposed development is located on the
outside of a bend in the river, as are the other two armored locations. Water flows faster at
the outside of the bend, than at the inside. Our concern is that the development creates
additional stresses on the riverbank, necessitating armouring. The extremely narrow nature of
this habitat linkage heightens the importance of keeping native vegetation and riverbank
function intact and unchallenged by development stresses.

Barriers to Wildlife

Corridor connectivity is critical to the protection of biodiversity. The Red Deer River is a
regional artery of life, comprising nearly continuous riparian habitat along its banks from Fort
Normandeau downstream to River Bend. Many organisms including plants, invertebrates,
herptiles, mammals and birds move and thrive along this corridor. Perhaps one of the
narrowest stretches of this corridor is along 45™ Avenue — the site of this proposed
development. This critical pinch point for the flow of biodiversity from south to north and east
would certainly be impacted by the proposed development and the increased activity, traffic,
impermeable surfacing, noise, lighting, and various other impacts that it would undoubtedly
bring. Many of the wildlife species that presently move through this vital habitat linkage,
especially the small ones that comprise the bulk biomass of biodiversity, are already at great
risk due to the higher likelihood of roadkill that development would bring. Should development
occur and traffic (foot and vehicle) increase, there would no doubt be greater impact. If
anything, this narrow linkage should be widened and encouraged east to allow for the flow of
biodiversity to and from the Gaetz Lakes Sanctuary and McKenzie Trails natural area. We
support the current PS zoning and Open Space - Major long-term land use designation of the
proposed development site as these designations support the health of the watershed, regional
environment, and wildlife.

Trail Realignments

Depending on the design elements of a development, proposal trail connections may or may
not be an increased threat. We would need to wait to see what the development proposal is
before providing feedback on this element.
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Increases in Traffic

Although this has already been touched on, with any increase in residential populations comes
an increase in traffic, increased infrastructure, and development to accommodate that increased
traffic, and an increased likelihood of wildlife/vehicle conflict. More cars equal more opportunity
for negative interactions between wild animals and cars. Squirrels, foxes, deer, moose, weasels,
chipmunks, beavers, hares, rabbits, snakes, salamanders all cross 45th Avenue on their way to
the riverbank. As the number of cars increases, so does the possibility of animals being hit.

Increase in Pedestrian Traffic

Increased pedestrian traffic, especially with the extreme bottlenecking that we see along 45
Avenue, can also lead to more negative human/wildlife interactions. Increased foot traffic and
everything that comes with it (light, noise, garbage, etc.) would restrict animal movement and
potentially increase the number of vectors for invasive plant/species movement.

Light Pollution

Nocturnal and crepuscular (active at dawn and dusk) animals rely heavily on the dark for cover
and concealment. Their vision is uniquely adapted to low light environments. Some animals rely
on being able to see the night sky for navigation and wayfinding. Development lighting will
create a barrier between the forest spaces around the perimeter and the feeding and watering
areas (ponds, pond edges, shrubs, grasslands, riverbank, and river) located to the east and west
of the property. Additionally, any lighting that is proposed along the escarpment will have
similar effects on wildlife. The escarpment is 2 major wildlife corridor. Many deer, moose,
foxes, coyotes, and birds rely on the cover of the riverbank forest for safe passage across to
First Island. Lighting will be as effective at restricting nocturnal and crepuscular animal
movement as would a physical fence. Artificial lighting also interferes with bird migration
patterns; imagine the geese throughout Yaskasoo Park never leaving.

We would recommend not installing lighting anywhere that crepuscular and nocturnal wildlife
transit. The effect on wildlife movement would be too detrimental to justify its use. If lighting is
absolutely required throughout the development, it should be well spaced with dark corridors
between light pools. The darl spaces will create a path between the dark forest and the spaces
beyond. Any lighting should be focussed on the trail (not spilling into the forest), downward
firing, and shielded from above so as not to create light pollution in the night sky.

Invasive Plant Species

According to the Government of Alberta, 'invasive species’ are “non-native species that have been
introduced, that threaten our ecosystems and biodiversity” (AB Government definition,
www.alberta.ca). To be classified as ‘invasive,’ a plant must cause harm to the other plants or
organisms. Invasive plants can be harmful in many ways, such as by increasing in abundance so
rapidly that they out-compete native varieties or by being poisonous to consume. These



Item No. I.l.a. City Council Special Meeting :
Page 361 .

invasive plants are often generalists, which means they are able to grow on many types of
landscapes and often thrive in challenging conditions such as in roadsides or disturbed areas.
These are introduced plants that are not native to the area in question. The Alberta
government has determined various levels of classification when it comes to invasive plants:
Noxious Weeds require control and Prohibited Noxious Weeds require eradication.

Several invasive plants currently exist in the area and disturbance caused by development would
certainly open the way for greater establishment of these species. A greater presence of
invasive plants on the landscape not only threatens the surrounding ecology but it also requires
significant resources to control or eradicate and these efforts are often required for the long-
term; issues do not go away easily.

The Gaetz Lakes Sanctuary is already under significant threat by invasive plant species. Canada
thistle, Cicer’s millkvetch, toadflax, black henbane, and scentless chamomile already present
significant management challenges requiring significant time, financial, and logistical resources
every year. Any development adjacent to the Sanctuary will only add to these challenges.

In conclusion, the Gaetz Lakes Sanctuary Committee does not offer support to this proposal
for rezoning/developing the 4240 59 Street parcel, but rather, the committee stresses the
importance of protecting, conserving, and enhancing this vital ecological landscape linkage.
Intact wildlife movement corridors, undisturbed soil structure and thriving plant and animal
communities are a few of the vital elements that help to keep our urban ecosystems healthy
and resilient.

Respectfully submitted,

e

Ken Lehman
Chair, Gaetz Lakes Sanctuary Committee
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Red Deer, AD '
Waskasoo TN s
Emvironmental Phone: (403) 346-2010
Education Society Fax: (403) 347-2550

F_mai|: di rccto@waskasoopaﬂc.ca '

We ;}: W, was[casao)oané. oa

Monday, 12 December 2022
Mayor and Council
The City of Red Deer
Box 5008
Red Deer, AB, Canada T4N 3T4

Dear Mayot Johnston and Councillors,

RE: Proposed Development/Rezoning at 4240 59 Steeet

I am writing to you in my role as Board Chair of the Waskasoo Environmeatal Education Society (WEES) to
reflect the WEES Board’s position on the proposed development/rezoning ac 4240 59 Street.

WEES is a not-for-profit society, and federally-registered charity. We are The City of Red Deer’s contracted
agency operating the Ketry Wood Nature Centre, the Gaetz Lakes Sanctuary, the Allen Bungalow, and Fort
Normandeau. We ate also respoasible for all of Red Deer’s natural and cultural history interpretation, and
envitonmental and cultural history education, throughout the Waskasoo Patk System.

One of our roles is to act as the managers, stewards, and protectots of the Gaetz Lakes Sanctuary; the 118 hectate
Federal Migratory Bird Sanctuary. The Sanctuary is located adjacent to the Gateway Christian School property and
the parcel of land at 45 Ave and 59 St that is currently facing rezoning,

We are writing to endorse the Gaetz Lakes Sanctuary Committee’s submission regarding the proposed rezoning
application at 45 Ave and 59 St. We agree with the Committee that the threats posed to the Sanctuary outweigh
any benefit gained by rezoning the land to allow for development.

"The Committee’s submission outlines threats including:

¢ impacts on the tiver and riverbank;

threats to wildlife movement and the potential for negative wildlife/human interactions;

threats to datk skies and to wildlife that rely on pools of datkness for nocturnal migrations;

threats to native plant species posed by the introduction of invasive species;

loss of petmeable susfaces leading to increased potential for erosion and for the uncontrolled flow of surface
contaminants into the river; among others.

WEES respectfully adds its voice to the Gaetz Lakes Sanctuary Committee, Red Deer River Naturalists, Waskasoo
Community Association and other groups opposing this rezoning application. A development of the type
presented, is simply not compatible with the natural areas surrounding the plot of land.

We welcome the opportunity to discuss the rezoning application and/or the proposed development. Please
contact Todd Nivens, WEES Executive Director at director@waskasoopark.ca, 403-346-2010. He will be happy

to facilitate 2 meeting or a discussion, or answer any questions you may have.

Sincerely,

D f=4

Dustin Quirk
Board Chair
Waskasoo Environmental Education Society

e, Gastsy Lakes Sanctsiary Commrittee

Crcatihga ,r:)o,nu/;stfbn of citizens interested in, aware of, concerned zhout and imvolved in their natural and cultural l’wﬂstoty
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WASKASOO COMMUNITY ASSOCIATION
Press Sheet

Re: 4240 59 St Bylaw Changes
Contacts: John Bouw, W.C.A. President, 403 318 7651
Brenda Garrett, W.C.A. Director — Communications, 403 358 2646

The Waskasoo Community Association opposes the application by East Lincoln Properties to rezone their
property at 4240 59 St from Public Service to R3 multifamily as well as to amend the Waskasoo Area
Redevelopment Plan (ARP) and Environmental Character Area (ECA). While we have numerous concerns, the
primary issues voiced by the Waskasoo neighbourhood are impacts on the environment and traffic.

a. Environment:

The lot is in a key environmental location because of its proximity to the river, Waskasoo Creek, and Gaetz
Lakes. The porous open space here helps control, collect, and filter storm water runoff. The area is also an
important wildlife corridor and adjacent to one of the only Central Alberta chipmunk habitats. This key location
is also the only section of the riverbank in the city that does not have any kind of protective buffer from
development. There is no park and 45 Ave runs directly adjacent to the riparian strip. The only thing that keeps
the river, environment, and ecology, not to mention the South Bank Trail and river valley park system, healthy is
the open grassy field of the former school yard. R3 zoning and multi-family development will impact wildlife
habitat, destroy wildlife corridors, threaten the bank stability, reduce water quality and natural flood
management systems, and reduce the trail to a sidewalk between a busy road and apartments.

b. Traffic:

45% Avenue north of 55t Street was designed 120 years ago, and according to City traffic counts and engineering
standards, it is 350% over capacity. Besides Waskasoo residents, 45* Avenue services four busy destination
schools with over 3500 students and staff, as well as McKenzie Lakes, the river access, the Memorial Centre,
Nature Centre, City nursery, and numerous recreation areas. 45* cannot handle traffic from an additional 120 or
more dwellings. Traffic that is 350% over capacity impacts the quality of life and amenities for residents, but
more to the point, it is unsafe for children, students, and other pedestrians, for drivers, many of whom are new
drivers, and will slow an emergency response. Any developments here need to mitigate traffic and parking
issues, not contr)bute to them.

deve
The Waskasoo Community Assocuatlon is not against development, densification, and slowing urban sprawl. We

choose to live in a neighbourhood where over 60% of the dwellings are already multifamily (the average across
the city is 20%) and hope to see all neighbourhoods welcome density in similar ways to ours. HOWEVER, NOT
EVERY PARCEL OF LAND IS THE SAME. This parcel needs to be developed under the discretion of PS zoning with
the full protections of the Environmental Character Area. Doing so will ensure responsible development that
respects the river, the land, and the people who live in and travel through Waskasoo. It will also support the
health and well-being of the larger community by protecting the trail system and encouraging public service
uses: sports and recreation, heritage and culture, daycares, assisted living, offices for recreation groups, private
clubs, and organizations.

See reverse for more information.

TIMELINE:
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Developer applies to rezone 4240 59 St to R3 and remove it from the Environmental Character Area. City
distributes letters to 162 homes and receives negative responses from 75 residents and no letters of
support. Written statements of environmental concerns also submitted by the Red Deer River
Naturallsts Red Deer River Watershed Alllance and Gaetz Lakes Sanctuary Commlttee Parkland
Commumtx Luvmg and Sgpports Socnety submitted concerns over traffic, parking, and future
opportunities.

Lot purchased by East Lincoln Properties as PS and as part of the Environmental Character Area.
Waskasoo Area Redevelopment Plan passed by Council and state that this lot SHALL remain PS and be
included in the Environmental Character Area S

4240 59 St and land surrounding it were subdivided and divested by Chinook’s Edge School Division
Start of Waskasoo Neighbourhood Plan research and community meetings / open houses with City of
Red Deer Planning Department. WCA requests 100m buffer along the river as recommended as a
minimum for wildlife corridors by the River Valley Trails Park Concept Plan and Red Deer River
Naturalists. A 30m Municipal Reserve area was set aside.

Chinook’s Edge School Division proposes 19 lots for single family homes on this parcel. Council rejects
their Neighbourhood Area Structure Plan at First Reading because of traffic concerns and because the
location “along the river, adjacent to parks, and close to Downtown is a logical setting for [Public
Service] uses.” (Council Agenda.)

Waskasoo Community Association incorporated in response to development concerns on this and
surrounding property.

Land including 4240 59 St is zoned PS in first City Bylaws

Houses south of 59 St. were built through the Veteran Lands Act for returning veterans

Land north of 59* St including 4240 59 St. converted from agricultural to Public Service use becoming
part of the A-20 Army Camp. After the war it is part of the yards for various schools

Waskasoo re-subdivided and expanded

Waskasoo neighbourhood created south of today’s 59t St

Read our full response at www.waskasoo.info
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Public Hearing
Land Use Bylaw 3357/A-2023
Woaskasoo Area Redevelopment Plan
Bylaw 3567/A-2023

Public Comments Received
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From: Samuel Sandulak <Irv.Sandulak@aglc.ca>

Date: April 6, 2023 at 2:52:51 PM MDT

To: Ken Johnston <Ken.Johnston@reddeer.ca>, Kraymer Barnstable <Kraymer.Barnstable @reddeer.ca>,
Bruce Buruma <Bruce.Buruma@reddeer.ca>, Michael Dawe <Michael.Dawe@reddeer.ca>, Victor
Doerksen <Victor.Doerksen@reddeer.ca>, vesna.highman@reddeer.ca, Cindy Jefferies
<Cindy.Jefferies@reddeer.ca>, Lawrence Lee <Lawrence.Lee@reddeer.ca>, Dianne Wyntjes
<dianne.wyntjes@reddeer.ca>

Subject: [External] Waskasoo Development Opposition

Red Deer Mayor and City Councillors

[ am writing in regard to the Waskasoo community opposing the
development of the former Riverglen portion of land. The Waskasoo
Community Association has my full support for their stand against the
development of the land at the West end of Gateway Christian School.

Our community has been in a very long and tedious conflict with the City of
Red Deer and the proposed development of this land. We have been
continuously besieged by traffic, developers and Red Deer Public Schools who
have been trying to change the very nature of our unique and vibrant
neighborhood community.

Follows are a few concerns that I have personally addressed with the City of
Red Deer but have little to no feedback other than cursory acknowledgement
of my letters.

Land Development

“A request from Chinook’s Edge School Division to sell a portion of the land
at the River Glen School site which would be developed into housing has
been turned down by City council.”

“We are primarily opposed to this because there is no Area Redevelopment
Plan in place. (Red Deer Express Dec 12, 2012)

Eleven years ago, the city opposed the development of this land because
there was no Redevelopment plan in place. Now in 2023, there is a
neighborhood plan in place with VERY specific guidelines for the use of
this piece of property. The developer (East Lincoln Properties) is trying to
change the bylaw and neighborhood plan in order to rezone this property
for multi-family apartment style housing. When East Lincoln Properties, a
subsidiary of Shunda Consulting and Construction Management Ltd.,
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bought this property they knew how the land was zoned and now are
trying to push through their own agenda. The developer says that this
housing will be targeted to the senior market. However, there is no
guarantee by the developer that this will in actual fact, be senior

housing. There is nothing in place that ensures or forces the developer to
make this housing only available to seniors. This land is presently zoned
for a type of senior housing that will not compromise our community’s
status. Why does the developer want to change this to a 3 or 4 story
apartment building that does not meet any of our neighborhood plan
requirements?

Traffic Congestion

“City administration confirmed that 45 St is classified as a collector road
and is therefore not currently used over capacity, nor would it be if the
property were to be built at the location.” ( Red Deer News Now, April 5,
2023)

This is not true -

this collector road is actually one meter too narrow to meet the city
guidelines as set out in city policy. In the city’'s own study of the traffic
flow, it was found that Waskasoo streets operate at 300% over capacity
during the beginning and end of school days. It's interesting that the city
does not consider high use times, only an average over the course of the
day. | will admit we are a quiet neighborhood when the schools are not in
session. Itis an entirely different situation when students are in
attendance. In conversation with Red Deer Public Schools assistant
superintendent, Della Ruston, she confirmed that it is likely that 80
percent of students are picked up by parents at Gateway Christian School,
population 700. An interesting note is that Gateway Christian School is
slated to have 4 additional portable classrooms added (approximately 120
students)

Emergency Vehicle Response times:

Numerous Waskasoo residents and | have written the City of Red Deer in
regard to Emergency Vehicle response times. This question has never
been answered. The City of Red Deer has never addressed how it will
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manage Emergency Services during high density traffic times. Many
residents will tell you that we feel trapped in our neighborhood when the
schools are beginning or ending their day. It is impossible to leave or enter
our neighborhood in a timely manner. Many neighbors can attest to the
fact, that it will take 15 minutes to access 551 Street, (a distance of 2 to 3
blocks) from their homes during peak traffic times. | truly believe that the
City of Red Deer is acting in a criminally negligent manner, in this regard.

Density

Waskasoo has the highest population density in the city with numerous
multifamily and apartment dwellings. City statistics have shown this to be
true. Why is there a need to add hundreds of residents to an area that is
already saturated?

Environmental Concerns

Migratory paths for large animals is an ecological requirement. Itis very
common in our neighborhood to see wildlife such as deer, moose,
coyotes, fox, skunks, rabbits, or porcupines wandering through the
neighborhood. An apartment development would essentially cut animals
off from accessing the river, Gaetz Lakes area and Kerrywood Natural
preserve. Migratory birds use the river valley and Gaetz Lakes as a
sanctuary, a 3 or 4 story apartment building will essentially block these
birds flight paths. At this point there has been no environmental impact
studies done that | am aware of. If the developer is going to dig
foundations to support a 4-story apartment building, then can we assume
that there will be significant impact on underground water reserves and
streams? How will this affect the Red Deer River system?
Communication

In the letter we received from the City of Red Deer, | noted that the only
written communication in regard to upcoming council meetings, will be
sent only to residents who live EAST of Waskasoo Creek. | have friends
who live on the WEST side of the creek who are vehemently opposed to
this development and yet they are not being informed as to when and
how they can oppose this development. | believe it would be in your best
interest to be transparent and up front about these issues.
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Thank you for your time and | appreciate having the opportunity to bring
these concerns to your attention.

If you choose to respond to this email, please send it to my home email
address isand2@telus.net.

Thank you
Irv Sandulak
Waskasoo Resident

Irv Sandulak B. Ed. M.A.
GameSense Advisor, Social Responsibility

r

AG Lc Policy & Public Affairs
Serving Red Deer and Area

e Lholces Alberians can trust.

Cell 403-588-9480
Toll Free 1-800-272-8876

Gomesense Email irv.sandulak@aglc.ca Web GameSenseAB.ca
50 Corriveau Avenue, St. Albert AB T8N 3T5

Alberta's

Proud to be one of Alberta’s Top Employers {2023)
and Canada’s Best Employers for New Graduates.

EMPLOYERS
i

Protected A
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From: Susan J <susanj9@telus.net>

Sent: April 11, 2023 1:16 PM

To: Corporate Meeting <CorporateMeeting@reddeer.ca>

Subject: [External] Incorrect information on Waskasoo Public Hearing Notice Mail-out

| received the Notice of Public Hearing delivered to Waskasoo homeowners today:

(a) The first line incorrectly lists the date of the hearing as Monday, May 1, 2023. The second paragraph
lists the correct date: May 3, 2023 (but the day of the week (Wednesday) is not identified, so may be
easily conflated with the erroneously-listed date).

| assume the Agenda package for first reading will also be part of the materials before council at the
public hearing. Please confirm.

Thank you.

Susan Jensen
5829 - 45 Avenue
Red Deer

ph: 587-877-3855
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Public Hearing Submission Form

All materials submitted for Council consideration at the Public Hearing must form part of the public record. Fields on this form are
optional for completion. However, please note that in accordance with Procedure Bylaw 3681/2022, unsigned or anonymous
submissions will not be provided to Council or included in the public record as there is no way for Council to properly weigh the
contents of the submission.

If your submission exceeds the permitted character limit (maximum 7,500) for comments, or you have additional information to
provide as part of your submission (e.g. pictures, videos, PowerPoint presentation), please email your submission to

publichearings@reddeer.ca.

Submitter Information

First Name Carrie
Last Name Dickman
Address 5813 45 Ave Red Deer T4N 3M1
Submission
Public Hearing Agenda ltem https://www.reddeer.ca/city-government/mayor-and-city-

councillors/council-meetings-and-schedule/public-
hearings/upcoming-public-hearings/#Bylaw3357A20

Comments

As a landowner within the Waskasoo neighbourhood, | hereby oppose the proposed amendments to the land use Bylaw (Bylaw
3357/A-2023 ad the Waskasoo Area Redevelopment Plan (Bylaw 3567/A-2023). My family has lived in this neighbourhood for
the last eight years. We moved to this neighbourhood for the wide open spaces, the mature trees, and the nature that surrounds
us. We live fairly close to Gateway Christian School and are currently impacted by the amount of traffic that comes by our house
and into our neighbourhood on a daily basis. We are concerned by the impact a higher density residential development would
have on the environment, and the wild animals that call this neighbourhood home. The area clearly does not have the
infrastructure for increased traffic that a higher density residential development would bring. It is our hope that our city
government will take into consideration the history of this area of our city and the beauty, and culture it offers. We have a special
needs son who loves nature and when he heard about this proposal and that it will be built in the field where he hunts for
butterflies said "don't they know I love butterflies?"

Disclosure of Personal Information

I have read and understand that, in accordance with Procedure Bylaw 3681/2022, my first and last name, address, and comments
provided on this Public Hearing Submission Form will be made publicly available in the Council agenda and will be included in the
public record (https:/meeting.reddeer.ca/onbaseagendaonline/).

| agree to the above statement

The City of Red Deer is collecting personal information for the purpose of administering the disclosure of comments to Council for
their consideration at public hearings. The personal information on this form is collected under the authority of the Municipal
Government Act Section 230 and 636 and is protected under the provisions of the Freedom of Information and Protection of
Privacy (FOIP) Act. If you have any questions about the collection, use and protection of this information, please contact the Clerk,
Legal & Legislative Services, The City of Red Deer, Box 5008, Red Deer, AB T4N 3T4 or phone 403-342-8132.
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From: Janet Cole <1ljanetcole@gmail.com>

Sent: April 12, 2023 4:25 PM

To: Corporate Meeting <CorporateMeeting@reddeer.ca>; City Council <CityCouncil@reddeer.ca>
Subject: [External] East Lincoln Properties rezoning request

Good afternoon,

| recently found out about the Waskasoo neighbourhood's opposition to a proposal by East
Lincoln Developments to build apartment buildings close to the Red Deer river on 59 Street. |
fully support the opposition to this idea. What are you thinking!!?

A development like this, especially in this location, will impact environmental concerns
immediately and in the future. You have already heard opposition from the neighbours, and
recognized and respected environmental and nature groups. This must not proceed. Continued
exploitation and development of areas like this will impact all of us. The river corridor and
extensions into natural areas need to be preserved for all citizens to connect to nature and it is
up to you to take a stand to protect it for us. That is your job!

This council needs to start thinking about our future quality of life and the impacts we have on
our surrounding environment and non-human communities. You are elected to have the

interests of all citizens first and foremost. It is disappointing to hear time and again these old,
outdated decisions that benefit a few. Any fall out down the road will be paid by the rest of us.

| urge you to not let this go ahead. Listen to the experts. Preserve all that we can. Tell the
developer to find another less sensitive and risky location.

Janet Cole - Red Deerian
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From: Susan Delaney <susanjanetdelaney@gmail.com>
Sent: April 13,2023 7:59 AM

To: Corporate Meeting <CorporateMeeting@reddeer.ca>
Subject: [External] Not in favor of Waskadoo Park rezoning

| am not in favor of rezoning any part of the Waskasoo park system. This park system is critical to the
Red Deer ecology (which is critical to or lifestyle here, if you don't care about the ecology) and to our
high tourism and quality of life ratings. Don't do it. Please. The economy is not everything, and even if it
is, have a little foresight.

Susan Delaney
4026 46 St, Red Deer, AB T4AN 1M2, Canada

403-341-9488
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From: Brendon Marr-Comstock <marrbren1999@gmail.com>

Sent: April 14, 2023 10:25 PM

To: Corporate Meeting <CorporateMeeting@reddeer.ca>

Subject: [External] Re: Additional Information, Land Use Bylaw Amendment 3357/A-2023 and Waskasoo
Area Redevelopment Plan Amendment 3567/A-2023

Additional information
Address: 4531 Moore Crescent
Phone Number: 587-876-2402
Postal Code: T4N 2M1

On Fri., Apr. 14, 2023, 10:23 p.m. Brendon Marr-Comstock, <marrbren1999 @gmail.com> wrote:
My apologies, | don't have any additional stuff to add. My submission wouldn't submit, so I'm
attempting an email.

Public Hearing Agenda Item:
Land Use Bylaw Amendment 3357/A-2023 and Waskasoo Area Redevelopment Plan Amendment
3567/A-2023

Comment:

First off, I'd like to share my concerns over traffic congestion within 45th street towards this high
residential R3 property. There are only three ways into this area, 45 Ave, 44 Ave, and 42a Ave, which are
all connected to the same street (55 St). Stating that, there's already heavy traffic flow from Lindsay
Thurber down 45 Ave around 3:30pm almost all business days of the year, also including Gateway
Christian school. Second, this is an area of nature conservation. Not only is there Kerry Wood Nature
Center, The Nursery and McKenzie Trails Park to take in mind, it has remained pretty much the same
since | was born and lived here the 24 years of my life. Before that, my Grandma and mother moved
here in 1981, and it hasn't changed much from their perspectives. Keeping the land intact would be a
huge positive for this area. 45 Ave going down into McKenzie Trails feels like a Red Deer landmark for
me. | assume land value here is on the upside, due to the scenery and so many trees being in the area.
The trees work as a sound barrier from the city, and having constant traffic flow in and out negates that.
| feel like a new cookie cutter apartment doesn't belong here and would spoil the feel this beautiful area
has. In addition it would affect overall quality of life in several different aspects, stated above and some
personal. | completely oppose this property being built or any other small property projects within the
Waskasoo section of Red Deer.
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Public Hearing Submission Form

All materials submitted for Council consideration at the Public Hearing must form part of the public record. Fields on this form are
optional for completion. However, please note that in accordance with Procedure Bylaw 3681/2022, unsigned or anonymous
submissions will not be provided to Council or included in the public record as there is no way for Council to properly weigh the
contents of the submission.

If your submission exceeds the permitted character limit (maximum 7,500) for comments, or you have additional information to
provide as part of your submission (e.g. pictures, videos, PowerPoint presentation), please email your submission to

publichearings@reddeer.ca.

Submitter Information

First Name Donald
Last Name Holmes
Address 36 Aikman Close
Submission
Public Hearing Agenda ltem Waskasoo area redevelopment
Comments

| strongly oppose multiunit residential or any building that will irreversibly destroy the open land along the river near to Kerry wood
nature Center . Besides inevitable flooding liabilities that many predict, it will destroy irreplaceable wildlife corridor and unique
riparian wildlife habitat in that critical area. It will be a poor choice for any type of residential use and unnecessarily break up a
segment of the park and pathway system that enhances the city as it now stands.

Disclosure of Personal Information

I have read and understand that, in accordance with Procedure Bylaw 3681/2022, my first and last name, address, and comments
provided on this Public Hearing Submission Form will be made publicly available in the Council agenda and will be included in the
public record (https:/meeting.reddeer.ca/onbaseagendaonline/).

| agree to the above statement

The City of Red Deer is collecting personal information for the purpose of administering the disclosure of comments to Council for
their consideration at public hearings. The personal information on this form is collected under the authority of the Municipal
Government Act Section 230 and 636 and is protected under the provisions of the Freedom of Information and Protection of
Privacy (FOIP) Act. If you have any questions about the collection, use and protection of this information, please contact the Clerk,
Legal & Legislative Services, The City of Red Deer, Box 5008, Red Deer, AB T4N 3T4 or phone 403-342-8132.
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From: Heather Morigeau <523hIm@gmail.com>

Sent: April 15,2023 7:57 PM

To: Corporate Meeting <CorporateMeeting@reddeer.ca>

Cc: secretary@waskasoo.info

Subject: [External] Opposed Waskasoo Development + Alternatives

This letter contains 3 reasons developing Waskasoo area is NOT FEASIBLE &
3 alternatives the city can implement to address housing needs without developing this region.

1. Environmental threats

FLOOD - Riversides require trees and shrubs to mitigate flooding. Removing what few trees remain along
the banks will ensure that the Flood of 2005 and 2013 will continue to occur at a more frequent rate
WILDLIFE - this area is a wildlife corridor for animals, building in this location will A. Disturb their habitat
b. Cause human/animal conflicts SEWAGE - the sewage system in this area is already over burdened and
causing problems. Increasing the burden will ensure sewage goes into the rivers

2. Crime
High density housing is often linked to higher crime rates - placing high density housing near schools will
increase the occurrence of harms against children, drug use by children and general violence in the area.

3. Traffic
There is already traffic congestion in this area and increasing housing density in an area which does NOT
have public transportation will ensure the issues increase.

ALTERNATIVES

1. Double taxes on vacant properties
1in 3 houses in Canada is VACANT causing false inflation of the cost of living.

Double taxes on vacant properties will

A. increase sales of homes

B. Lower the cost of home sales by motivated sellers making it more accessible to first time home buyers
C. More accessible home ownership could potentially decrease the rent rates since city council refuses
to cap rental rates

2. Every new development area requires 10% low income housing This mandate has been implemented
in Vancouver successfully. It ensures that developers invest in homes which are accessible to ALL
income.

This reduces the burden of placing high density housing in one area by spreading it out throughout the
city. This effort also reduces classism by which some “wealthy” people who claim they “don’t want to
live near poor people” are no longer given the option to discriminate based on systemic poverty.

3. Cooperative Housing

Instead of the volatile “landlord/tenant” system of profiting off the basic needs for housing.

The city should offer significant subsidies and tax breaks to citizen led initiatives to transition existing
high density housing from unmaintained landlord ownership to Co-operative Trust ownership.
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Co-operatives have elected committees of tenant members who determine the eligibility of new tenants
based on practical skills (finances, skilled trades, child care, etc) which will benefit the whole community.
The cost of housing is lower because the maintenance is done by the tenants themselves.

There’s many other alternatives to developing the proposed area near Waskasoo. | hope the city
considers these alternatives with all seriousness for the future of this growing little city.

Heather Morigeau
403-605-0107

Sent from my iPhone
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From: jim gough <jimgough@shaw.ca>

Sent: April 17, 2023 1:44 PM

To: Corporate Meeting <CorporateMeeting@reddeer.ca>
Subject: [External] Zoning change

| wish to register my opposition to the change of zoning or planned use of 4240, 59st from PS to R3. This
natural area should remain natural since there are plenty of unused space, almost all of Capstone,
where residential/commercial development could take place instead. Thanks, Jim Gough, 205-5590, 45th
street, Red Deer
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From: sandra surbey <sisurbey@gmail.com>

Sent: April 16, 2023 3:05 PM

To: Corporate Meeting <CorporateMeeting@reddeer.ca>

Subject: [External] Public hearing to rezone a Waskasoo parcel from PS to R3. (Bylaw
amendment3357/a-2023 and 3567/a-2023)

We are strongly opposed to any land Use 3357/a-2023 bylaw amendment and a Waskasoo area
redevelopment plan amendment 3567/a-2023 to rezone a privately owned parcel in Waskasoo from PS -
public service district to the R3 residential(multiple family) district.

The community infrastructure is not designed for what effectively would be high density housing. This
proposed change would have negative consequences to the current existing residents.

Please do not go forward with these changes.

Douglas Urness and Sandra Surbey

Sent from my iPhone
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From: garrettb@telus.net <garrettb@telus.net>

Sent: April 18,2023 11:29 AM

To: Corporate Meeting <CorporateMeeting@reddeer.ca>
Cc: president@waskasoo.info

Subject: [External] WCA Submission 4240 59 St

Please find attached the submission from the Waskasoo Community Association regarding the proposed
bylaw amendments for 4240 59 St.

Sincerely
Brenda Garrett
WCA Director
403 358 2646
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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, | 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.

| 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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From: Ronalee Melchert <ronaleemelchert@gmail.com>
Sent: April 18,2023 9:34 AM

To: Corporate Meeting <CorporateMeeting@reddeer.ca>
Subject: [External] Fwd: letter

April 17, 2023
To: Orlando Toews, Senior Planner

RE: Proposed Land Use Bylaw Amendment (Bylaw 3357/A - 2023) and
Waskasoo Area Redevelopment Plan (Bylaw 3567/A - 2023)

| have only lived in this area for 3 years but it did not take long for me to come to appreciate what a
truly unique and special area of Red Deer this is! With that being said, | have worked at Lindsay Thurber
High School for 18 years and see first hand the ridiculous amount of traffic that residents and parents
have to deal with on a daily basis. | can just imagine how much worse this problem will become if the
proposed amendment is accepted so | absolutely oppose the changes to the zoning and Area
Redevelopment Plan.

Sincerely,

Ronalee Melchert

4580 Waskasoo Crescent
Red Deer, AB
587-377-7435



Item No. I.l.a. City Council Special Meeting
Page 383

From: Bobby Froese <bobby@everybodybenefits.ca>

Sent: April 19, 2023 10:56 AM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Opposed to Zoning Change _ Waskasoo area

To whom it may concern,
| am opposed to the zoning change of the land beside Gateway Christian School, overlooking the RD
river in the Waskasoo neighbourhood. My address is 6412-61 Ave Red Deer, AB, T4N-5R9 — my kids

attend this school and we are concerned for the safety of the kids.

Regards,

Thank you,

403.346.2191 (Office)
403-.304.9530 (Cell)

bobby@everybodybenefits.ca

Bobby Froese
\ ) Benefits Consultant / Partner
Denefits  Group Benefits | Integrated Benefits
Evervbody Benefi  |ntegrated Benefits is a People Corporation company

0 @ ®people

This email and any attachments may contain confidential information. Any distribution, copying or reliance upon the
contents of this email by anyone other than the intended recipient is strictly prohibited. If you have received this email
in error, please delete it and notify the sender. Although this message has been screened for viruses, we cannot
guarantee that our virus scanner will detect all viruses and we take no responsibility for any damage or loss that may
be caused by its contents.

www.everybodybenefits.ca

4914 55 Street, Red Deer, AB, T4N 2J4

ow@ ¢

This message is intended only for the use of the person/company/agency ("intended recipient") to whom it is addressed. It may
contain information which is privileged and confidential. If you are not the intended recipient, please contact the sender as soon as
possible. Any dissemination, distribution, copying or other use of this message, or any of its content, by anyone other than the
intended recipient, is strictly prohibited. We have taken every precaution to ensure that this message is virus free, but we cannot be
responsible for any damage that may be caused by its content.

Ce message est destiné exclusivement a I'usage de la personne/l'entreprise/l'agence ("destinataire") a qui il est adressé puisqu'il
peut contenir des renseignements protégés et confidentiels. Si vous n’étes pas le destinataire, veuillez aviser I'expéditeur dans les
plus brefs délais. Il est strictement interdit a quiconque n’est pas le destinataire de diffuser, distribuer, reproduire, ou d'utiliser le
contenu de ce message de toute autre maniére. Toutes les précautions nécessaires sont prises pour nous assurer que le message
est exempt de virus informatique mais nous ne pouvons étre tenus responsables des dommages qui pourraient étre causés par le
contenu de ce message.
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From: Cory Kloss <kloss16@hotmail.com>

Sent: April 19, 2023 7:56 AM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] Zoning of 4240 59 St

Hi there,

| am writing you today to express my opposition to the proposed zoning change of 4240 59street.

This change will not benefit our city and is not in the best interest of the local environment, school, and
community.

Sincerely

Cory Kloss
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From: Deb <deb2cam@shaw.ca>

Sent: April 19, 2023 4:18 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Comment to Zoning Change and Waskasoo ARP at 4240 59 Street from PS to R3 -
Opposed

Dear Council Members,

After careful reading of the materials on the zone changing request, | oppose this change. Please leave
it as PS for the enjoyment of future generations.

We often walk and bike this area, and | cannot vision tall apartment buildings there. Yes, they say for
seniors, but | am a senior and | would not move there to disrupt the wildlife in the area, there is no
transit, no professional services or grocery stores. What about flooding — have we not learnt enough of
the last few years the power of the river. | also feel for the folks in the neighborhood of the increased
traffic. | say “no” to any development changes.

If they want to built such a facility for seniors, please consider it at Capstone as there is a lot of empty
land. You have the river and trails for recreational enjoyment, but you are close to all of the amenities
with a road structure that will take the extra traffic.

Thank you for your time.

Kind regards,

Debbie McCluskey

19 Anders Close

Red Deer AB T4R 1C2
403-585-9724
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From: Kevin Braun <kevinbraun8@icloud.com>
Sent: April 19, 2023 10:47 AM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] Waskasoo

| very much oppose to the rezoning of the land at 4240-59st.

Building condos or any sort of residential living will create a negative environment in the neighbourhood
and for Gateway School. The cluster of traffic is already tough with 3 schools in the area. | hope the
message gets through to city council.

Thanks

Braun Concrete Ltd
Kevin Braun
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From: Linda Cassidy <Imcass@shaw.ca>

Sent: April 19, 2023 1:39 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] East Lincoln

Dear Council;

| was dismayed to read recently that RD City Council is considering a proposal from East Lincoln to build
2 apartment buildings along 54th Ave. This is located in Waskasoo which has more than their share of
apartment buildings along 55 ST.

| do not support changing zoning from PS to R3 at all to allow the building of these 2 apartment
buildings.

What is this council thinking of allowing two apartment buildings to be approved in a very narrow
corridor of the Waskasoo Park? There are disadvantages to wildlife, the environment, the river, traffic
and people that cycle by this lovely grassed area with trees. The only ones that could benefit from this
plan is the Developer and possibly the people that may choose to live there.

In the last 18 months there are been several wild proposals discussed at council including a gondola to
Capstone, a 50million dollar bridge to Capstone and lastly no plan to house the homeless in a
permanent shelter. | have written about the lack of a permanent homeless shelter and needed to state
that | am against this proposal to build these apartment buildings.

If this developer wants to put up 2 apartments for seniors then he can choose Capstone or another
neighbourhood that is already appropriately zoned.

Regards,

Linda Cassidy
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From: Megan Stober <stobermegan@gmail.com>

Sent: April 19, 2023 2:55 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Waskasoo Residential Buiilding Proposal

Hi there, | was told that | was able to send in my opinion on the new residential building that is
being proposed for the Waskasoo area, directly adjacent to Gateway Christian School.

I would like to say that | am opposed to the idea mainly because of the problems that it will
cause to add even more traffic to an already congested, high traffic area. | am a parent currently
of children that attend Gateway Christian School and also my older children attend Lindsay
Thurber High school. We drive these roads twice a day, on a daily basis and have for many
years and have many more to come. This area is already bursting with traffic problems and
concerns, and | believe that adding to this mess, with putting in a residential building with more
cars and more residents will only add to the traffic concerns for the area.

If this was to go ahead | believe that a thorough assessment of the traffic concerns in this area
should be addressed and the problems rectified first before any other construction and
expansion takes place. | think one idea would be to widen 42 Avenue at Lindsay Thurber to
allow for another lane for drop off of Students at both Lindsay Thurber and Camille. Adding a
4th lane would allow for traffic to turn into both schools more efficiently, as well as the possibility
of a larger drop off zone for parents given that access is not allowed to the bus lane in front of
Lindsay Thurber. | also believe that a student walkway could be useful for students to get
across the street from Lindsay Thurber to the parking lot at the Memorial Center and then also
from Memorial Center to the gravel north of Camille where the preschool is. This would allow for
a safe crossing for students at 3 schools across such a busy street and would cut down the
stops that vehicles have to make during the busiest times of the day. | also think that the corner
where the new building is proposed is an issue, Kerrywood Dr. gets very busy and 59th Street in
front of Gateway turns onto Kerrywood which is already limited visibility and a very busy
intersection at drop off and pickup times. This is also an intersection with limited visibility due to
vehicles parking on the SE corner and the curve in the road coming from Kerry Wood. | think
that a smaller traffic circle should be considered at that corner to alleviate the current traffic
problems especially if there are more residents and more cars being added to the problem. |
know both of these suggestions would mean that some trees would need to come down which
is not ideal but this problem needs to be solved, even if this building is not going forward.

We are already trying to be very mindful of the residents in Waskasoo by not parking on
residential streets or using alleys to get around traffic. | believe adding a larger residential
building will compound the already large and inefficient problem for the people of Waskasoo and
also for us who are using the area for our schooling for our children and to access work each
day. Throughout the city | see problems being eliminated which is so great for our city, however,
this area is one that is and has been a problem for some time, there has to be a solution.

Thank you
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From: Nicole Kloss <nicolekloss@outlook.com>
Sent: April 19, 2023 5:05 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] Zoning of 4240 59 St

> Hi there,

>

> | am writing you today to express my opposition to the proposed zoning change of 4240 59street.
>

> This change will not benefit our city and is not in the best interest of the local environment, school,
and community.

> This specifically affects the area where my children attend school. | do not think this would be
beneficial to the city.

> Sincerely

>

> Nicole Kloss
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From: Susie Heinrichs <susieheinrichs@gmail.com>
Sent: April 19, 2023 2:24 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] Riverglen Development

Hello,
As | am unable to make it to May 3rd's public hearing, | would like to state my opinion: | oppose the
changes to the zoning and the area redevelopment plan for the Riverglen Development from PS to R3.

The only redevelopment | would be okay with is a senior's complex or assisted living development.

Thank you,
Susie Heinrichs
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From: Tammy <brownopus@shaw.ca>

Sent: April 19, 2023 5:48 AM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Land Use Bylaw Amendment 3357/A-2023 and Waskasoo Area Redevelopment Plan
Amendment 3567/A-2023

To whom it may concern:

As | taxpaying citizen of the City of Red Deer, | oppose the proposed Land Use Bylaw Amendment
3357/A-2023 and Waskasoo Area Redevelopment Plan Amendment 3567/A-2023. Our city is dying and
and starting to look disgusting enough with all the empty business and unused lots! Not to mention the
empty buildings already built trying to get buyers and tenants! The only thing we have left going for us is
our river lands, park and trail systems. We don’t need to rezone land close to a NATURE CENTRE to
build large apartment buildings.

Shame on the City of Red Deer for even considering such a disgusting proposal.

Tammy Brown
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April 19, 2023

Land Use Bylaw 3357/A-2023 and Waskasoo ARP Bylaw 3567/A-2023
Public Hearing Submission

Honourable Mayor and City Council Members

I disagree with the plan to rezone the parcel in Waskasoo from PS to R3. This proposal
goes against the Waskasoo Area Development plan which was extensively studied and
accepted. This area should remain a recreation field or used for a small building.

The road through this area must remain as a rural type road for the many species from the
very small along the ground to large mammals using this narrow but very vital corridor to
the river. Warblers requiring secluded areas would also be affected.

Two apartment buildings would result in heavy traffic and would require upgrading the
road resulting in a decreased distance set back from the river. The pollution, activity and
noise would be detrimental to this more protected area.

It is hard to believe that this option is now under consideration after plans have been
completed for the future of Waskasoo.

We chose to settle in Red Deer because of green areas, nature and quiet walking
opportunities. These areas are important in a stressful life for mental and physical health
and happiness.

[ have walked for many years at Gaetz Sanctuary and biked along the river paths
enjoying nature viewing opportunities with grandchildren, family and friends. These
areas are a treasure. [ hope you will do the right thing and leave these areas for future
generations to enjoy.

Thank you for your consideration.
/6%/@/

Bertha Ford
Red Deer AB
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| ECOLE CAMILLE
RE: City of Red Deer; Waskasoo Area Redevelopment Plan J LE RO U G E S CH OO L

To whom it may concern;

April 19, 2023

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. | 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, | 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,

i

SInead Armstrong

Principal
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From: Alisha Wiens <alisha.wiens@gmail.com>
Sent: April 20, 2023 11:47 AM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] 4240 59St from PS to R3

Council Members of the City of Red Deer,

| oppose the changes to the zoning at 4240 59St and the Area Redevelopment Plan due to traffic,
environmental and community concerns. The residents of the Waskasoo Community have been loud
and clear in their concerns over the development of this land, and | believe that the responsibility of
council members is to listen and fight for the concerns of these same constituents that elected them
into office.

Alisha Wiens
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IRZI'I;{ed Deer

Public Hearing Submission Form

All materials submitted for Council consideration at the Public Hearing must form part of the public record. Fields on this form are
optional for completion. However, please note that in accordance with Procedure Bylaw 3681/2022, unsigned or anonymous
submissions will not be provided to Council or included in the public record as there is no way for Council to properly weigh the
contents of the submission.

If your submission exceeds the permitted character limit (maximum 7,500) for comments, or you have additional information to
provide as part of your submission (e.g. pictures, videos, PowerPoint presentation), please email your submission to

publichearings@reddeer.ca.

Submitter Information

First Name Bernard
Last Name Graham
Address 31Kidd close red deer
Submission
Public Hearing Agenda ltem 3357/A-2023 3567/A-2023 Waskasoo
Comments

| appose the zoning changes and the redevelopment plan for this area, it is perfect the way it is. You can'timprove perfection.

Disclosure of Personal Information

I have read and understand that, in accordance with Procedure Bylaw 3681/2022, my first and last name, address, and comments
provided on this Public Hearing Submission Form will be made publicly available in the Council agenda and will be included in the
public record (https:/meeting.reddeer.ca/onbaseagendaonline/).

| agree to the above statement

The City of Red Deer is collecting personal information for the purpose of administering the disclosure of comments to Council for
their consideration at public hearings. The personal information on this form is collected under the authority of the Municipal
Government Act Section 230 and 636 and is protected under the provisions of the Freedom of Information and Protection of
Privacy (FOIP) Act. If you have any questions about the collection, use and protection of this information, please contact the Clerk,
Legal & Legislative Services, The City of Red Deer, Box 5008, Red Deer, AB T4N 3T4 or phone 403-342-8132.


https://www.reddeer.ca/media/reddeerca/city-government/bylaws/Bylaw-3681-2022-with-amendment.pdf
mailto:publichearings@reddeer.ca
https://www.reddeer.ca/media/reddeerca/city-government/bylaws/Bylaw-3681-2022-with-amendment.pdf
https://meeting.reddeer.ca/onbaseagendaonline/

Item No. I.l.a. City Council Special Meeting
Page 396

From: Bobby and Amy Froese <bobamyfroese@hotmail.com>
Sent: April 20, 2023 5:32 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Re: zoning of 4240 59 St in Waskasoo

To whom it may concern,

Please be advised that as a Red Deer resident, | highly OPPOSE the changes to the area redevelopment
plan for this area of the city. | have 4 children that attend Gateway Christian School on the shared
property, and as a mother, | am very concerned for the chance of higher traffic (and therefore the safety
of the kids!), as well as the congestion of the area at drop off/pick up times. This area is extremely
narrow and there is no way it would be able to support any kind of development, such as an apartment
complex, etc. Not only that, this area is NOT set up for any kind of transit, or in fact able to
accommodate higher traffic than it already has.

Please contact me at 403-597-4975 if you would like to discuss.

Thank you,

Amy Froese

6412 61 Ave
Red Deer, AB TAN5R9

Sent from my iPhone
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From: Carley Binder <binderc@live.com>

Sent: April 20, 2023 12:49 PM

To: Orlando Toews <Orlando.Toews@reddeer.ca>

Subject: [External] 4240-59 Street Proposed Amendments & Waskasoo Area Redevelopment

Hi Orlando,

I am not sure if | have to re-submit my opposition with the proposed re-zoning in Waskasoo but
justin case. | did add a comment about the apartment building by the corner store that is
currently for sale. Possibly the builder could consider re-building that apartment? It would clean
up that area and it would be an excellent spot for a senior complex. I'd consider this, if it
cleaned up that area and added more value to it.

Attention: Orlando Toews, City Planning & Growth,
| Oppose the changes to the Zoning & Area Redevelopment Plan

The proposed changes to the Land Use Bylaw (3357/A-2023) and the Waskasoo Area
Redevelopment Plan (Bylaw 3567/A-2023) will negatively impact our already existing Traffic
Congestion in Waskasoo. With 3 schools in the neighbourhood and access to 2 recreational
facilities & the memorial Centre (Kerry Wood Nature Area, Gaetz Lake Sanctuary & Mackenzie
Trails). If there are additional housing/apartments/living/land developments it will add further
traffic congestion to this area, which is unsustainable. There are only several access points into
the area with no options for adding any more.

| live on 45 Avenue and already see a significant addition to traffic when the County school
changed to Gateway Christian; Students were once bused in, now the additional traffic from
parents/caregivers driving their kids to school has significantly added more traffic, already.

There is already a lot of apartment buildings in the area. There is even vacant land for sale that
will best suit this proposed apartment building. Perhaps they can utilize that space? There is
even the apartment building for sale by the corner store on 45% Avenue, why don't they
consider re-building that apartment? or renovate it? If they want to consider adding value to
the neighborhood, they should consider rebuilding or renovating an already run down building.
This would be perfect for seniors.

If the City of Red Deer changes the zoning and Redevelopment Plan in Waskasoo, it will
significantly impact the neighbourhood. This type of development will only create further
congestion issues and have a direct negative impact on the existing properties in the
neighbourhood.

Carley Binder & Amanda Keip
5524 45 Avenue
Red Deer


mailto:binderc@live.com
mailto:Orlando.Toews@reddeer.ca
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From: Carson Grant <carsonasgrant@gmail.com>

Sent: April 20, 2023 10:44 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Comments RE: Land Use Bylaw Amendment 3357/A-2023 and Waskasoo Area
Redevelopment Plan Amendment 3567/A-2023

Re: Land Use Bylaw Amendment 3357/A-2023 and Waskasoo Area Redevelopment Plan
Amendment 3567/A-2023

To the Members of the Council,

| am writing to state that | strongly oppose with the proposed rezoning of the 4.16 acre
parcel at 4240 59 St in the Waskasoo neighborhood to R3 — Residential (Multiple Family). This
proposed rezoning and subsequent development will have clear and predictable negative
impacts on the surrounding community, as well as eroding the character of our city as a
whole. There are many legitimate concerns surrounding the proposed development of this site,
including: adding substantial strain to an already over-taxed roadway through a residential
area, creating a large development directly adjacent to a public school with very young
students, and eliminating more of the extremely limited remaining green space along the Red
Deer River within city limits. None of these negative externalities has been addressed in any
meaningful way in the discourse surrounding this proposed rezoning.

The advocates of this rezoning initiative have cited the growing demand for housing,
and in particular high-density housing, as important mechanism for the city to grow. | do not
disagree with this goal and believe that such high-density developments are both necessary and
beneficial to the health of our city—however this parcel of land is not an appropriate location
for this type of development. In this location the city has a unique opportunity with a vibrant
green space along the banks of the river, one that is connected into the network of trails and
natural areas that make Red Deer an attractive and liveable city. Such sites are rare
commodity, and utilizing this land in the manner proposed by this rezoning would irrevocably
deteriorate the character of Red Deer’s river valley and riverfront. Preserving this area as green
space would be a far more valuable legacy to our city than the construction of a high-density
housing complex that can easily be developed in other regions of the downtown (ie. the
underdeveloped Capstone area), in new development regions, or simply in any other area that
will not be deteriorating the natural endowment enjoyed by the entire city. When considering
the urban planning missteps from other jurisdictions, ‘preserving green space along attractive
waterways for use by all citizens’ is not a common complaint.

Ongoing development and high-density housing will be crucial to Red Deer continuing to
grow as a vibrant and liveable city, and | am in no way opposed to these sensible
goals. However, in this particular location the city risks expending the uniquely non-renewable
resource of urban riverside green space for the short-term gain of a single development site,
while at the same time seeding new logistical problems as the infrastructure for the
surrounding community is strained beyond its capacity. | believe it will be a clear benefit to our
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city as a whole to reject the proposed rezoning and hope the members of council will consider
what legacy they leave behind when making this decision.

With sincerity and concern,
Carson Grant

5816 43 Ave
Red Deer, AB
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From: Catherine Touche <touchec6é@gmail.com>

Sent: April 20, 2023 5:45 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] Waskasoo Area Redevelopment plan

Orando Toews

I am writing in regards to the application to rezone land between the Gateway school and the river on
4240 59 ST in the Wasakoo neighborhood.

| am stating my refusal to have a R3 multifamily development placed in this area.

The neighborhood can not withstand the amount of traffic on this road. The area has an increase of
traffic with school in session. | have also seen an increase of traffic with the new amenities of the sport
facilities that have been built in the area throughout the year. Our road system in this area is very
limited. Having said that, to have apartment buildings in this area is a lack of forward thinking to
maintain the atmosphere of an established historic neighborhood of Red Deer.To maintain the balance
of nature and a family neighborhood for future generations should be a priority of this council.

Driving toward this neighborhood we are surrounded by multiple family and apartment buildings
already. | feel that we have reached our quota for multi-family to single family ratio.

Catherine Touche
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From: Celia Hayton <celia.in.reddeer@gmail.com>

Sent: April 20, 2023 10:02 AM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Waskasoo development proposal Lincoln Properties

Dear Councillors:

Until recently I owned resided in and owned rental properties in
Waskasoo, Red Deer.

During that time and even after, I attended workshops and
meetings regarding the future development plan for the
community. Eventually a plan that was (and is) acceptable to the
community and the City was agreed upon.

That plan allows for low density development on the site where
Lincoln Properties is proposing a high density development.
This proposal has not been properly considered by the
present council and is insulting to everyone who lives in
Waskasoo and who spent time and effort on the AGREED
UPON FUTURE DEVELOPMENT PLAN.

The City has invested in the clearing and preparation of the
Capstone area and it should be the City's first priority for
development.

Councillors, it is time to set goals and devise a plan for the
future development of the City of Red Deer.

Higher density in the inner city is laudable but the areas must be
adequately studied for suitability. That includes a proper
environmental impact study, traffic flow including bicycles
and pedestrians study, access to pathways, playgrounds and
parks studies.

Modern development has to be a broad plan taking into
consideration and contributing to the quality of life of all
citizens now and into the future.

Waskasoo has one of the highest population density of Red Deer
communities and there 1s very high intermittent daily density
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with the school and theatre populations. Because the community
is boxed in, traffic is a problem with the two main access streets.
During the Future Development Plan study for Waskasoo, there
was much discussion about how, if there was a major disaster,
the area could not be evacuated safely and quickly
compounding the disaster.

The proposed area is near to sensitive habitat along the river in
an area that is enjoyed by all Red Deerians. The riparian strip
has to stay connected to the larger area of Gaetz Lakes and
Kerrywood for wildlife sustainability.

These are the reasons that this proposal for high density
development in Waskasoo should not be passed.

Celia Hayton

4109 52 ST

Red Deer AB T4N 2C1
403 346 8799
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From: Dan Steenbergen <dansteenbergen@gmail.com>

Sent: April 20, 2023 3:18 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Letter of Opposition to Zoning and Area Redevelopment Plan

| am writing this email to express my strong opposition to the proposed changes to the Zoning and Area
Redevelopment Plan, specifically as affecting the 4240 59 St proposed zoning change from PS to R3.

Regards,

Dan Steenbergen
582043 Ave

Red Deer
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From: Desiree Gelowitz <des.pro36@gmail.com>
Sent: April 20, 2023 8:18 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] Waskasoo zone development

Good Evening,

| am sending this email to notify you that | oppose to the changes to the zoning and area development
of 4240 59th street.

Thank you,

Desiree Gelowitz
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From: Kevin U <kevinurness@gmail.com>
Sent: April 20, 2023 8:52 AM

To: City Council <CityCouncil@reddeer.ca>
Subject: [External] opposing ELP

HI there,

| am writing to express my deep opposition to the proposed zoning change and development in
waskasoo by East Lincon Properties.

| would love to write a lengthy email but feel as if your time is as valuable and in demand as mine, and
others. Key points.

-Our high density housing is already 60% vs an average of around 20% in Red Deer. Should you not
consider those other areas first? With high density comes some issues, and we have shouldered more of
the burden already.

-THe infrastructure is already very strained with the schools, high density housing, and public centers
(memorial and kerrywood). You want to worsen that?

-We have empty developments with a similar profile (capstone). As a taxpayer, it blows my mind that
you are going to anger existing residents while leaving a prime location untapped that we (taxpayers)
have already wasted a ton of money on to deliberate.

-I've already moved my business of 30+ employees from the downtown/river adjacent community
because initiatives like this. | truly want the downtown/riverside areas to thrive but you are doing the
exact opposite of what residents and businesses alike need to thrive! Please listen to your constituency!

If this open demonstration of opposition is not enough, | respectfully, but firmly, request you to let us
know what would be sufficient? Twice the amount of letters? More publicity?

My fear is that this public consultation and forum is simply lip service to say you "have taken into
account public feedback" and make the decision you would've regardless. | apologize for my cynicism
but | truly want our city to thrive and feel passionately that you are going in the other direction by
approving this.

Regards,

Dr. Kevin Urness


mailto:kevinurness@gmail.com
mailto:CityCouncil@reddeer.ca
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From: Kerry Zacharias <kerryzacharias@gmail.com>

Sent: April 20, 2023 8:08 AM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Land Use Bylaw Amendment 3357/A-2023 and Waskasoo Area Redevelopment Plan
Amendment 3567/A-2023

As a family living in the Waskasoo area, we strongly oppose the proposed amendment to the zoning
bylaw and the Waskasoo Area Redevelopment Plan. The 4-acre lot at 4240 59 St has been designated as
part of the Open Space Major System since the earliest city bylaws were created in 1978, and it has
been a key part of the Waskasoo Area Redevelopment Plan and its Environmental Character Statement
since 2016. The current zoning of the land as Public Service is in line with the City of Red Deer's vision of
preserving open spaces and enhancing the natural environment in the area.

Allowing the construction of two apartment buildings on this land would not only contradict the current
land use zoning and the Waskasoo Area Redevelopment Plan, but it would also have a negative impact
on the natural environment and the quality of life of the residents in the area. The proposed
development would result in the loss of valuable open space, which is important for maintaining the
ecological integrity of the area and providing opportunities for recreation and education. Moreover, the
proposed development would be located alongside the Red Deer River, which is a vital part of the
natural environment in the area. Construction of high-density housing in such a sensitive area could
have adverse effects on the ecological balance of the river and the surrounding ecosystem. It is essential
that we maintain the natural integrity of this area for the benefit of current and future generations.

In addition, the proposed development would introduce high-density housing in an area that is
predominantly low-density residential. This would have a negative impact on the character of the
neighbourhood and could lead to increased traffic congestion. The area only has one road going in and
out, which means that any significant increase in traffic would lead to significant traffic backups. This
could make it difficult for residents to move around and for emergency services to respond in a timely
manner.

The overwhelming response from Waskasoo residents and landowners, as well as local organizations
such as the Gaetz Lakes Sanctuary Committee, the Waskasoo Environmental Education Society, the Red
Deer River Naturalists, the Red Deer River Watershed Alliance, and the Waskasoo Community
Association, demonstrates that there is significant opposition to this proposal. The fact that 110 letters
were submitted in opposition to the proposed development and none in favour speaks volumes about
the level of concern among the community.

As a family living in the Waskasoo area, we urge City Council to reject the proposed amendment to the
zoning bylaw and the Waskasoo Area Redevelopment Plan. Instead, we urge them to uphold the current
zoning and continue to support the vision of preserving open spaces and enhancing the natural
environment in the Waskasoo area. We respectfully request that you carefully consider our concerns
and those of the Waskasoo community, and reject the proposed amendment to the zoning bylaw and
the Waskasoo Area Redevelopment Plan. Thank you for your attention to this matter.

Sincerely,
Emily & Kerry Zacharias

5808 43 ave, Red Deer, T4N 3E6
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From: Eric Touche <emtouche@gmail.com>

Sent: April 20, 2023 6:13 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Waskasoo area redevelopmentPlan 3357/A-2023

Hello Orlando Toews,

As a homeowner of 5817 43 Avenue I'm against rezoning for multi-family development for the following
reasons:

There are already too many multi-family homes in our neighborhood and the roads cannot handle an
increase in traffic.

The land is currently being used as is, by many different individuals throughout the day and into the
evening. Plus weekend use.

The previous time City Council reviewed this matter the vote was against rezoning the properties, so
how could it have been sold to developers?

Thank You for considering my objections,

Eric Touche
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From: Gina Marsh <ginaleask@hotmail.com>

Sent: April 20, 2023 2:51 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Concerns Regarding Zoning Change and Development at 4240 59 Street

Good afternoon,

This is in regards to the application to change the zoning of 4240 59th Street from PS to R3, and the
application to amend the Waskasoo Area Redevelopment Plan to allow 2 120+ suite apartments to be
built.

| am very much opposed to the changes to zoning and the redevelopment plan. My child goes to school
at Gateway and there is a high volume of traffic going in and out of this area daily and very little parking
as is, this area is already congested with traffic and to put 2 high density apartment complexes in this
area would further aggravate the issue and make commute times even longer, and harder for
emergency vehicles to access, plus this area can only be accessed from one direction! There is no
exit/entrance to the North. The road along the river is also very narrow. It would not be well suited to
have these apartments in this area as it would make it even more congested and harder to get in and
out of.

Also having two large apartment buildings would not fit well in the neighbourhood, it would ruin the
views and wide open spaces of the area. There are no tall buildings or structures in that area and it is a
beautiful area, two large apartments would not blend well with the area. Plus it is very close to the
school.

Not to mention the impact on wildlife in the area, with the proximity to the river and many natural areas
like Kerry Wood Nature Centre, Gaetz Lake Sanctuary, McKenzie Trails etc. there is a lot of wildlife in the
area, there are very often moose and deer as well as many other types of wildlife, and increased
vehicles along that river road would put them at greater risk.

This land should remained zoned as PS, the developer purchased this lot in 2020 being aware that it is
zoned as such and of the restrictions to developing.

Again | am very much concerned and opposed to this application to change the zoning and the building
of these high density apartments. Please take these concerns into consideration.

Sincerely,
Gina Marsh

Sent from my iPhone
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From: Harold Connell <haconnel@telus.net>

Sent: April 20, 2023 12:22 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] re: bylaw ammendment to Waskasoo ARP and land use rezoning

As homeowners and seniors living in Waskasoo we are opposed
to any changes to the ARP or to rezoning of the property in
question as we believe this would not bring any benefit to the
area and will actually be detrimental in numerous ways. Once
rezoned to R3 the proposed development could change
dramatically.

Harold & Barbara Connell
5812 43 Ave.
Red Deer
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From: Heidi Rew <heidikathleen@gmail.com>

Sent: April 20, 2023 7:48 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Re: change to zoning for 4240 59 st from PS to R3 - OPPOSE

To the Red Deer City Council members,
| strongly oppose the changes proposed for rezoning 4240 59 st from PS to R3 and the redevelopment
plan. | believe that the residents have made their thoughts clearly known and believe that they

should be honored by the elected council.

Heidi Rew
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From: Jared Williams <rjwilliams2@hotmail.com>

Sent: April 20, 2023 6:44 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Changes to Zoning And Redevelopment Plan

Good afternoon, | am writing to express my opposition to the changes to the zoning and redevelopment
plan.
| live at 48 DonLevy Avenue, T4R2Y8.

Kind Regards.
Jared Williams
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From: Jena Braun <jena.braun@icloud.com>
Sent: April 20, 2023 11:59 AM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] Proposed Development

My name is Jena Braun, | live at 23 Warwick Drive. | am opposed to the proposed development at 4240
59st wanting to change the zoning from PS to R3. This expansion in high density living would greatly
impact the Waskasoo area in a negative way. Our 2 children attend Gateway Christian School. The
parking and traffic on 45th Ave and 59th St is already congested resulting in numerous altercations and
a shaky relationship between the school and residents living in the area.

| oppose.
Jena Braun

Sent from my iPhone
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From: Julie Cavanaugh <jnjcavs@gmail.com>
Sent: April 20, 2023 8:26 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] Waskasoo community zoning

Hi, my name is Julie Cavanaugh and | would like to oppose the zoning proposal for 4240 59 St.

| live at 3568 Spruce Drive, but my children attend Gateway School and the traffic situation in that area
is already incredibly challenging. | can only assume the residents of that area already feel a great
frustration. Developing in this way would have a very negative impact on both the schools in the area
and the residents.

Because of the park wildlife so close to this proposed development | also oppose this zoning for the
increase in damage to such an important natural/wildlife site. The parks system in Red Deer is one of our
great treasures and it will always be tempting to give it up for development. However, wildlife is not
something we can replace. We should do everything in our power to protect this special area from an
onslaught of traffic.

Thank you,
Julie Cavanaugh

Sent from my iPhone
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From: Lauren Visser <laurenlvisser@gmail.com>

Sent: April 20, 2023 9:37 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Opposition to Land Use Bylaw Amendment 3357/A-2023 and Waskasoo Area
Redevelopment Plan Amendment 3567/A-2023

To Whom It May Concern,

| oppose the changes to the zoning and the Area Redevelopment Plan of 4240 59 St.

| live at 10 Traynor Close in Red Deer. My daughter is a student at Gateway School so | drive around this
area twice daily on weekdays throughout the school year. The area is already over capacity with traffic
during these times. | cannot fathom how it could handle a further influx of people and vehicles. There
are limited roads to take to get to 45 Ave and 59 St; it is not a well suited area for high density
apartment buildings.

There are numerous environmental concerns which have been raised by The Waskasoo Community
Association, Red Deer River Naturalists, Gaetz Lakes Sanctuary Committee, Red Deer River Watershed

Alliance and the Waskasoo Environmental Education Society that should not be taken lightly.

This property is more suited for its current PS zoning. It would be a detriment to allow a zoning change
of this area to R3.

Thank-you,

Lauren Visser
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From: Greg Roth <merrilyngreg@gmail.com>
Sent: April 20, 2023 4:07 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] Re:proposed development

Re: 4240 59 st

Between gateway school and Red Deer River.

We are lifetime residents of Red Deer and our careers were with the City Of Red Deer and the Provincial
Government.

We bought a home in Waskasoo 5 years ago to be close to the trails, Kerrywood nature center and
McKenzie trails.

The sickening things about this development is the process on how the developer purchased the
property, proposed parking and traffic along the bike trails and the fact that city council is even
considering this proposal.

We are totally against this development.

This would be a stunning area for city parks further development.

There are so many things the city could do with this property.

We have enough apartments in Waskasoo/Woodlea.

Don’t start ruining our park systems.

Greg Roth

City Of Red Deer

Retired Firefighter/Medic

Public Information Officer

VP Local International Association of Firefighters

Merrilyn Holm-Roth
Manager

Employment & Immigration
Alberta Government

Sent from my iPad
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From: Stephanie McKenzie <stephandregan@gmail.com>
Sent: April 20, 2023 2:05 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Proposed development for 4240 59th St.

Hello,

I’m writing in response to the rezoning and area redevelopment plan for 4240 59th St.

Red Deer has been part of my whole life, and | have been a resident for 21 years, half my life.
It’s very disturbing to learn of this development proposal for numerous reasons!

Traffic congestion is already horrendous in this area on school days! It can take up to 20 minutes to get
only 4 streets over to 55th St. from 59th St. Not only is this extremely frustrating for parents driving
children to and from school (I know, having done this for appx 10 years) and not to mention for
homeowners in the neighborhood. It’s also a large safety risk for vehicle accidents and pedestrians both,
with the amount of traffic and small streets. There is absolutely no more capacity for expansion of
population, therefore traffic increase, in this area. Adding a high-density apartment complex will only
complicate this matter further.

It makes me very uncomfortable to think that there could be a high density apartment facing the
schoolyard where anybody could be watching every move of these children from their windows? If this
were to proceed would the residents of that condo be required to get criminal record and vulnerable
sector checks? This is a safety issue for the children.

The current zoning also concerns me! Under no circumstances, should an adult daycare be adjacent to a
schoolyard. Once again, that is a safety issue for the children.

We have a beautiful City of Red Deer, and I’'m often reminded of that when | am in another city. It makes
me very thankful for the care and maintenance in our city, especially the large amount of green spaces.

My recommendation and sincere hope is to protect the green space in this area across from the river

banks. Keep this as a green environment, perhaps another city soccer field and exercise equipment or
maybe some more community gardens with benches and flowers or even fruit trees that could supply
the food bank.

Thank you for hearing my concerns, and | urge you to take them into consideration for the future of this
land.

Stephanie McKenzie

Red Deer, AB

T4ROH3
stephandregan@gmail.com



mailto:stephandregan@gmail.com

Item No. I.l.a. City Council Special Meeting
Page 417

Are you aware of this Proposed Development?
Have YOUR say:

A developer has applied to change the zoning (or 3 r v
planned use) of 4240 59 St from PS to R3. J _.:\I
BS: or Public Service promotes uses kike sports and recreation and will : A ! :
pomblv-llowmlltcaulundlmdmmnddlmun - %:-1
museums, health care and ed jon, and campg ‘{

B3: or multi-attached promotes high-density apartrments.
The developer is also applying to allow the zoning change
and to bulid two apartment bulldings, 120+ suites, Y
associated parking, etc. !

The Waskasoo Community, Red Deer River Naturalists, Gaetz Lakes (oo, . ¢ = |

hmurv Cnmmmn, l.d Deer River Watershed Alliance, and
Soclety have serious concerns over the application,

A copy of the proposal and the letters submitted can be seen at
www.waskasoo.com/planning-and-development

The Developer’s application will go to a Public Hearing at 5:00 pm at City Hall on May 3, after which
Coundcil will decide the future of this space

* The MOST EFFECTIVE way to ensure your voice is heard is to speak at the upcoming
public hearing or send an email with your address to publichearings@reddeer.ca

The deadline for written response Bvergien Development
Is 4:30 pm Friday, April 21 - A——
| —
Your response can be as simple as: *1 oppose / | support _.::..
«. the changes to the 1oning and the Area
Redevelopment Plan.”

Sent from my iPhone
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From: TIM ROSENKRANZ <skiboy@shaw.ca>

Sent: April 20, 2023 3:01 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] Zoning Change Proposal

To Whom It May Concern,

| oppose the proposed zoning changes to the area west of Gateway Christian School. 45 Ave. is already
almost impossible to drive on during school drop off and pickup times that adding that many more
vehicles will make it impassable. There is basically one street that services that area and it is narrow and

busy already. Passing this rezoning with be shortsighted and negligent by city council. Thank you.

Tim Rosenkranz
Parent of multiple students at Gateway and Lindsay Thurber Schools

Sent from my iPhone
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'v 17 ‘ Waskasoo Community Association
= Land Use Bylaw 3357/A-2023 and Waskasoo ARP Bylaw 3567/A-2023
S Public Hearing Submission
 April 21, 2023

Honourable Mayor and City Council Members

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

First, we want to emphasize that we are not anti-development. We support densification and understand
the need to slow urban sprawl. We have chosen to invest and live in a neighbourhood where over 60% of
dwellings are multifamily 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 protection 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 restrictions and the community’s position. On November 24, 2019, he
met with the WCA's past president who advised him of the ARP, the community’s position, 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 59 Street and the river. Instead, this proposal, which is the
exact opposite of what was suggested, was submitted, and then resubmitted.

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

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

i

I
RS

Seniors care home approved for
Gasoline Alley

12-room care home will be built in Liberty Landing neighbourhood

Red Deer Hospice, Anders Harrhor-waC-al.'é Pla.m;e.d. for Gasoline Alley Harmony Care, Inglewood
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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 facilities, 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 equating PS with large Assisted Living facilities. We also note that in the “Pre-Development
Meeting Summary” submitted with the developer’s application, Engineering states that “Assisted Living
facilities 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, particularly Section
5.3 “Common Form and Scale of Buildings” and 5.6 “Recommended Design Elements.” These are the
sections 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 relation 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
functions, its objectives, vision, and purpose) or the Environmental Character Area (the common form,
scale, and elements that create the area’s unique character and how the resulting recommended design
elements protect that character). This information is vital for context and for understanding the potential
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 prescriptive. 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
question really is: Do R3’s prescriptive standards address the environmental and neighbourhood concerns
on this parcel? For example, is R3’s 7.5m front yard setback appropriate along 45™ Avenue next to the Red
Deer River? As noted in our previous submissions, the 2012 NASP decision determined that PS allowed for
appropriate infill opportunities and during the many public meetings for the ARP, R3 was never presented
as appropriate for this location.

Development: The Report states that if the lot is rezoned, “Administration believes concerns regarding
impacts can be addressed at the DP stage.” Yet, we note that in the “Pre-Development Meeting Summary,”
Inspections and Licensing states that the development does not meet the Environmental Character Area’s
requirements for open space, massing and height, form, or protection of landscaping features. (See
attached page). It appears that none of these incongruities have been addressed and we question that
they can be reconciled.

We also have concerns over the statement that for PS developments “much is left to the discretion of the
Development Authority.” As PS, anything other than a sports field is discretionary and triggers input from
the community. As R3, because the use and regulations are permitted, the community loses much of its
right to notice and input, including any right to appeal a development decision.

5. Compliance with MDP Policies:

We refer you to our earlier submissions, particularly sections 2: Legal Land Use, and 8: Planning Best
Practices. In reference to compliance with the Land Use Concept Map, we emphasize the MDP’s statement


http://www.reddeer.ca/waskasoo
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that “More specific boundaries and information 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 Implication 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 45" Avenue north of 59" 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 conversation. We also note
the qualifier at the end of the Strategic Plan’s “Thriving City” focus area statement: “while continuing 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 negative 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 citizens that feel valued and included in decisions about their city. The
outpouring of reasoned, carefully crafted 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 Corporation, vacancy rates for this housing type are
rising and reached 26.8% in Alberta in 2021. Below is a section of the CMHC survey. (See the entire survey
here.)

Our survey was conducted in April and May, 2021. The private and non-private residences must have at least 50% of
its residents aged 65 or older. The survey looked at standard spaces. That is where the resident doesn't receive
high-level care or isn't required to pay an extra amount to receive high-level care.

Canada

This year, vacancy rates in seniors’ residences are on the rise in all provinces except Newfoundland and Labrador.
Overall, the vacancy rate for standard spaces grew by 7.0 percentage points and now stands at 15.6%. Some
provinces reached noteworthy levels such as:

» Ontario (19.6%)
o Alberta (26.8%)
» Saskatchewan (22.4%)



https://www.cmhc-schl.gc.ca/en/blog/2021/2021-seniors-housing-survey-learn-more-insights

Item No. I.l.a.

City Council Special Meeting
Page 422

In conclusion, the W.C.A. is not anti-development. In most cases when applications come forward, we work
to negotiate a build that suits all parties. The fact that five of our current Directors joined the board after
working with the Association to redevelop properties in Waskasoo within the confines of the ARP is a
testament to this. In this spirit, because we believe R3 is completely incompatible with this lot, we suggest
that the City investigate a land swap with East Lincoln Properties — 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 Association Board

John Bouw, President Darcy Garrett
Joanne White, Vice President Alandra Aucoin
Susan Jensen, Treasurer Renae Sinclair
Linda Cullen-Saik, Secretary Phil Smith

Kristen Steenbergen Brock Priebe

Tiffany Priebe
Brenda Garrett
Marianne Lee
William Weiswasser
Kristine Abramoff
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Meeting Summary

Pre-Development Meeting 2:30-pm-354pm  Date January 7, 2022

bylaw. The main concern will be compatibility in the neighbourhood.

Woaskasoo ARP — Section 5.6 contains recommended design elements:

O

o

A conservation development pattern which clusters a development’s built
form together into a portion of the overall area allowing the open space of
the development to contribute to the existing adjacent open space and be
an amenity to the site users including wildlife.

The siting of the building along 45 Avenue and 59 Street removes the
contributing factor to the adjacent open space to the west. The site is
closed off by having the building sited on the corner. It is the Development
Officer’s opinion this recommendation is not met.

Woaskasoo ARP Section |15 — New development should not adversely affect the
character of the streetscape, as a result of being sited too close to the road, of
inappropriate or excessive Massing, form or height having a negative impact on
abutting properties in terms of shadows and privacy/over look, or causing the loss
of landscape features or other factors which may have a negative effect on the
streetscape or abutting properties.

@)
@)

o

It is the Development Officer’s opinion that this is not met.
Inappropriate massing and height — 3 storey should be maximum

* There are a minimal number of 2 storey existing developments in
the area, new development within |-2 storeys of existing
development would be 3.

Inappropriate form — there are no other large scale buildings in the
neighbourhood.

Loss of landscaping features and closing the site to the west trail and river.

Suggest that the developer meet with Community Association early in the project
so they have the opportunity to review and provide feedback. Even if a final plan

3

DM 2885897
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From: Brock and Tiffany Priebe <brockandtiffany@gmail.com>

Sent: April 21, 2023 12:35 PM

To: Orlando Toews <Orlando.Toews@reddeer.ca>

Subject: [External] LUB Changes - 45 Ave and 59 St - Bylaw Amendment 3357/A-2023 and 3567/A-2023

Hello,
Please find attached our letter relating to the latest proposed changes and public hearing. Thank you

Brock and Tiffany Priebe
5818 43 Ave, Red Deer, AB T4N 3E6
Please accept this email as our comments relating to the Proposed Land Use Bylaw amendment (Bylaw
3357/A-2023) and Waskasoo ARP amendment (Bylaw 3567/A-2023) to allow higher density residential
uses at 4240-59 Street.
We outright oppose the application to the aforementioned changes to the bylaw. The requested
changes are a major and irreversible shift that is not consistent with the established area redevelopment
plan. We support the numerous concerns raised by our neighbours, environmental groups, and the
Waskasoo Community Association (based on many previous consultations and studies) for this rezoning
application and subsequent future development, including:

o  Traffic Impact and Fire & Safety Services Access

e  Environmental and Geological Impact

e Non-compliance with Land Use Bylaw, ARP, and historical development reviews

e  Loss of Neighbourhood Flex Green Space and Potential Future PS permitted development

e  Possible Negative Impact/Security to Neighbouring Elementary School

The request to exempt this lot from the Waskasoo Area Redevelopment Plan’s Environmental Character
Area should not be approved. The request tries to imply that because the Gateway Christian School,
Lindsay Thurber School, and Parkland Class building are exempt, this lot due to its proximity should be
exempt as well. Of course, existing schools and social services being grandfathered into the ARP (which
is fine) is much different than a prospective private apartment development.

The developer should be encouraged to explore opportunities for residential development in locations
which they are intended, including the highly anticipated Capstone area. This is entirely reasonable.
Furthermore, the idea of improving the Waskasoo community with a new apartment building (that may
provide seniors a place to downsize and stay within their community later in life) should not be a
justification for rezoning a public service district. While the option to "age within the community" is a
concept that most “Red-Deerians” would agree with, there are better ways to provide this development
both within Waskasoo and throughout Red Deer. Furthermore, the current green space provides a
place for people of all ages to spend time together outdoors.

The current PS zoning for 4240 59 Street, established and upheld through many extensive, rigorous, and
comprehensive reviews (including the Waskasoo ARP) should be retained unequivocally, and future
development considered within these established controls.

Sincerely,

Brock and Tiffany Priebe
5818 43 Ave
Red Deer AB
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@ Stantec Memo
To: City of Red Deer From: Patrick Wong, P.Eng., PTOE
Stantec Consulting Ltd
File: 113678532 Date: April 21, 2023

Reference: City of Red Deer — Waskasoo ARP Re-Zoning — Traffic Memo

1 INTRODUCTION

This traffic memorandum intends to evaluate the potential traffic impacts of the proposed rezoning of a 1.682
hectare site located at the northeast quadrant of the intersection of 59 Street and 45 Avenue in the City of
Red Deer. The current zoning for the site is PS — Public Service (institutional or Government) District zoning,
and it is proposed to re-zone to R3 — Residential (Multiple Family) District zoning to pursue multi-family
residential. The site location is illustrated in Figure 1.

Figure 1 — Site Location
|

| Subject Area

PS

R1 PS

Change District:

E PS to R3 - Resicential (Mutple Family) Distnct

Proposed Amendment
Map: 1/2023
Bylaw: 3357 /A-2023
Date: Oct 17 2022 )

wp c:\users\ppwong\documents\work\red deer senior memo\tech-memo_red_deer_waskasoo_arp_re-zoning_v3.docx
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Reference: City of Red Deer — Waskasoo ARP Re-Zoning - Traffic Memo

2 ALLOWABLE LAND USE

The PS District zoning allows for a variety of discretionary uses including assisted living facility and
institutional service facility.

The proposed R3 zoning will allow for Senior Adult Housing to be constructed within the site.

3 TRIP GENERATION RATES

3.1  EXISTING PS DISTRICT ZONING
The following land use code was selected for this land use:

e ITE Trip Generation Manual 11" Edition, code 254, Assisted Living
Table 1 shows the trip generation rates for the Assisted Living land use.

Table 1 — Trip Generation Rates for Assisted Living

Trip Rate

AM Peak 0.18 / bed
PM Peak 0.24 / bed
Daily 2.6 / bed

3.2 PROPOSED R3 DISTRICT ZONING
The following land use code was selected for this land use:

e ITE Trip Generation Manual 11" Edition, code 252, Senior Adult Housing — Multi Family
Table 2 shows the trip generation rates for the Senior Adult Housing land use.

Table 2 — Trip Generation Rates for Senior Adult Housing — Multi Family

Trip Rate
AM Peak 0.20 / dwelling unit
PM Peak 0.25 / dwelling unit
Daily 3.24 / dwelling unit

3.3 TRIP GENERATION RATES COMPARISON
Table 3 compares the trip generation rates of Assisted Living versus Senior Adult Housing — Multi Family.

Table 3 — Trip Generation Rates Comparison

Land Use AM Peak PM Peak Daily
Assisted Living (PS) 0.18 0.24 2.6
Senior Housing (R3) 0.20 0.25 3.24

Difference +0.02 trips/unit +0.01 trips/unit +0.64 trips/unit

wp c:\users\ppwong\documents\work\red deer senior memo\tech-memo_red_deer_waskasoo_arp_re-zoning_v3.docx
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Reference: City of Red Deer — Waskasoo ARP Re-Zoning - Traffic Memo

As shown in Table 3, the change from PS district zoning to R3 district zoning will only incrementally increase
the traffic generated by the site.

4 CONCLUSIONS

This traffic memorandum intends to evaluate the potential traffic impacts of the proposed rezoning of a 1.682
hectare site located at the northeast quadrant of the intersection of 59 Street and 45 Avenue in the City of
Red Deer. The current zoning for the site is PS — Public Service (institutional or Government) District zoning,
and it is proposed to re-zone to R3 — Residential (Multiple Family) District zoning.

Based on the information reviewed, the traffic generated by the development of an independent seniors living
accommodation, as allowed under the R3 — Residential (Multiple Family) District for the subject site, will not
have a significant impact on the adjacent and surrounding road network, in comparison to the existing PS
zoning.

We trust that this will meet your requirements, should have you have further questions or comments please
feel free to contact the undersigned.

Sincerely,

STANTEC CONSULTING LTD.

Transportation Engineer
Stantec

Phone: (780) 917-7488
patrick.wong@stantec.com

@ Sta ntec Permit Number: P0258

wp c:\users\ppwong\documents\work\red deer senior memo\tech-memo_red_deer_waskasoo_arp_re-zoning_v3.docx
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l COMMUNITY ASSOCIATION
April 21, 2023

Mayor and Councillors,
City of Red Deer,
Red Deer, Alberta

Honourable Mayor and City Council Members:

Re: Land Use Bylaw 3357/A-2023 and Waskasoo ARP Bylaw 3567/A-2023 Public
Hearing Submission

The following submission concerns the broad impact of the East Lincoln Properties proposal for
development at 4240 — 59 Street.

We have read the submissions from East Lincoln Properties, the Waskasoo Community
Association, Red Deer River Naturalists, Red Deer River Watershed Alliance, and numerous
individual Waskasoo residents, and we are deeply disturbed to see City Administration making
recommendations to Council that appear to contravene both the current Land Use Bylaw, and
the one that is proposed in the LUB Review Project documents posted on the City’s website.
This is very troubling with respect to both this particular development application and the
implications for future development in our own community.

Administration is recommending that Council approve the revision of the current Waskasoo
Area Redevelopment Plan (ARP) and detailed character elements as requested by East Lincoln
Properties. The ARP and character elements were collaboratively developed relatively recently
by the Waskasoo Community Association and the City Planning Department, and approved by
Council.

According to current Land Use Bylaws, as well as those drafted in the current LUB Review
Project, the ARP and character elements (in the case of Waskasoo) and the approved Character
Statement (in the case of Woodlea) are required to be used in their entirety to guide
development in our respective communities. This is embedded in Municipal Planning
documents and the principle was confirmed verbally March 6 in a presentation by the Planning
Department to Council.

We cannot see how approving the changes requested by East Lincoln Properties would align
with honouring this commitment to our communities. We see that in spite of an existing ARP
and character elements, and in spite of overwhelming, reasoned objections from the Waskasoo
Community Association, numerous individual residents of the community, and established
organizations with legitimate concerns, these relaxations are being recommended anyway.

Woodlea Community Association c¢/o 4641 49 Street, Red Deer, AB T4N 1T4 woodlea.ca
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It appears that rather than the developer being required to make a compelling case for
relaxation, the onus has been placed on citizens to prove why duly approved ARP and character
elements, which have status within the Land Use Bylaw, should be followed. This is backward,
and leaves us feeling that we in Woodlea, and our carefully and collaboratively planned
Character Statement documents, are also at risk of being disregarded in the face of future
development. We wonder why.

As predicted in the Waskasoo Community Association’s submission, the City’s apparent
willingness to disregard a collaboratively developed ARP and detailed character statements has
indeed undermined our confidence that existing and proposed Land Use Bylaws will guarantee
that Woodlea Character Statements will be respected as we have been promised.

In closing, we respectfully request that the City deny the application by East Lincoln Properties
for the proposed development at 4240 — 59 Street.

Sincerely,
Torben Andersen
Sheila Bannerman

Peter Slade, Board Chair

Woodlea Community Association Development Committee
petersladel0@gmail.com

Woodlea Community Association c¢/o 4641 49 Street, Red Deer, AB T4N 1T4 woodlea.ca
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4,7935 Edgar Industrial Dri
EAST LINCOLN Red Deor AB T4P 3R2

PROPERTIES www.eastlincolnproperties.com

21 April 2023

Red Deer City Council

c/o Clerk, Legal & Legislative Services
Box 5008

Red Deer, AB

T4N 3T4

RE: Land Use Bylaw Amendment 3357/A-2023 and Waskasoo Area Redevelopment Plan
Amendment 3567/A-2023 to rezone a parcel in Waskasoo from PS - Public Service District
to R3 - Residential (Multiple Family) District; Property 4240 59 Street - Owner East Lincoln
Properties Corp Public Hearing Council May 3, 2023

East Lincoln Properties Corp. represents that the subject lands are suitable for development under R3
zoning. East Lincoln supports the position of City Administration in that,

e the subject lands are privately owned and developable under the current PS zoning;
e the application complies with Municipal Development Plan policies; and
e the Waskasoo ARP does not preclude development of the site.

At the hearing, East Lincoln will address concerns raised by the Waskasoo Community Association
and select citizens with respect to environmental concerns. East Lincoln will also illustrate suitability
for R3 development in the comparison between PS and R3 zoning.

These lands were purposefully subdivided for private ownership. At the time of original subdivision, the
Subdivision Authority acknowledged that “the future development of Lot 2 would likely require a
change in districting from the current PS designation” (Caveat 152158710). East Lincoln Properties
Corp. respectfully requests Council supports this redesignation to R3 - Residential (Multiple Family)
District.

Kind regards,

Tanya Kure, MBA, PMP, CPM
Director of Property Development

Attachment
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ALBERTA GOVERNMENT SERVICES
LAND TITLES OFFICE

IMAGE OF DOCUMENT REGISTERED AS:

152158710

ORDER NUMBER: 47037995

ADVISORY

This electronic image is a reproduction of the original document
registered at the Land Titles Office. Please compare the registration
number on this coversheet with that on the attached document to ensure
that you have received the correct document. Note that Land Titles Staff
are not permitted to interpret the contents of this document.

Please contact the Land Titles Office at (780) 422-7874 if the image of the
document is not legible.
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CAVEAT

TO: THE REGISTRAR, ALBERTA LAND REGISTRATION DISTRICT

TAKE NOTICE THAT the CITY OF RED DEER (the "Caveator"), of Red Deer, Alberta, pursuant to
section 651.1 of the Municipal Government Act, R.S.A. 2000, c. M-26, hereby claims an interest in the
lands legally described within Schedule “A” to this Caveat (the "Servient Lands") pursuant to a
Restrictive Covenant dated the 12th day of March, 2015 (a copy of which is attached hereto) between
the Caveator and The Board of Trustees of Chinooks Edge School Division No. 73 wherein:

(@ The Board of Trustees of Chinooks Edge School Division No. 73 as the owner of the
Servient Lands, covenanted and agreed with the Caveator to permanently restrict the
use and enjoyment of the Servient Lands as described within the Restrictive Covenant
attached hereto; and

(b) the Caveator, a municipality having direction, control and management of the roads
described as the Dominant Lands within the Restrictive covenant attached hereto, is
entitled to the benefit of the restrictions placed upon the use and enjoyment of the
Servient Lands, and is entitled to enforce the said restrictions as against the Landowner

~and each and every one of its successors in title to the Servient Lands, or any portion
thereof;,

all of which relates to the Servient Lands which are legally described within Schedule “A” attached to
this Caveat, standing in the register in the name of The Board of Trustees of Chinooks Edge School
Division No. 73, and it forbids the registration of any person as transferee or owner of, or of any

instrument affecting the said estate or interest, unless the instrument or certificate of title, as the case

may be, is expressed to be subject to its claim.

IT APPOINTS Box 5008, Red Deer, Alberta, T4N 3T4, as the place at which notices and
proceedings relating hereto may be served. -

Dated this ‘\[gf‘/ day of May, 2015.

THE CITY OF RED DEER, by its agent
and solicitor

7Y

Natasha Wirtanen

{19/12/2014, DM#1614466v1}
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CANADA )
PROVINCE OF ALBERTA )
TO WIT: )
I, Natasha Wirtanen of the City of Red Deer, in the Province of Alberta, MAKE OATH AND SAY
THAT:
1. I am agent for the above named Caveator.
/
2. I believe that the said Caveator has a good and Val1d claim upon the said land and I say

that this Caveat is not being filed for the purpose of delaying or embarrassing any person interested
in or proposing to deal therewith.

SWORN BEFORE ME at the City of Red ) | M %ﬁ/ |
,  Deer, in the Province of Alberta, this o7 ) . : ~
day of May, 2015. ) Natasha Wirtanen

)
)

A €émmissioner for Oaths in and for the
Province of Alberta

;  Lindsey Flaman
My commission expires September 18,
2017

DMPROD#1673862
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SCHEDULE “A”

THE SERVIENT LANDS

The Servient Lands shall consist of the following:

PLAN 152 2484

BLOCK 1

LOT 1

EXCEPTING THEREOUT ALL MINES AND MINERALS
/ AREA: 3.364 HECTARES (8.313 ACRES) MORE OR LESS

PLAN 152 2434 -

BLOCK 1

LOT 2

EXCEPTING THEREOUT ALL MINES AND MINERALS
AREA: 1.682 HECTARES (4.156 ACRES) MORE OR LESS

PLAN 152 2449

BLOCK 1

LOT3

EXCEPTING THEREOUT ALL MINES AND MINERALS
AREA: 3.089 HECTARES (7.633 ACRES) MORE OR LESS

PLAN 152 2484

BLOCK 1

LOT 4

EXCEPTING THEREOUT ALL MINES AND MINERALS
AREA: 1.726 HECTARES (4.265 ACRES) MORE OR LESS

DMPROD#1673862
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THIs RESTRICTIVE COVENANT dated to be effective this i day of M@ EJQ , 2015.
BETWEEN:

THE BOARD OF TRUSTEES OF CHINOOKS EDGE SCHOOL DIVISION NO.73
- (the "Board")

-and -

THE CITY OF RED DEER
(the "Cityll)

RESTRICTIVE COVENANT

‘WHEREAS:

A. Pursuant to the Board Order issued by the Municipal Government Board on August 12,
2014 authorizing the subdivision of the Board Lands subject to certain conditions;

B.  The City is the legal and beneficial Owner of the City Lands, or is designated by statute to
be the person with direction, control and management of the City Lands;

C. The Board is or is entitled to become the legal and beneficial Owner of the Board Lands;

D.  The Board has agreed to restrict the use of the Board Lands as more particularly set forth
within this Agreement.

Now THEREFORE in consideration of the sum of $1.00 paid to the Board, the receipt and
sufficiency of which is hereby acknowledged, and in consideration of the mutual covenants and
agreements herein, it is hereby agreed as follows:

1. DEFINITIONS

(a)  “Agreement” means this Restrictive Covenant and includes the preamble and
schedules attached hereto;

®)  “Board Lands” means those lands legally described within Schedule “A* attached.

to this Agreement;

(¢) “Board Order” means the Board Order No. MGB 029/14 of the Municipal
Government Board dated August 12, 2014 and cited as Chinook’s Edge School
Authority v. City of Red Deer (Subdivision Authority) 2014 ABMGB 29 and
attached hereto as Schedule “B*;

{DMPROD-#1606512-v1}
1|Page
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(d)  “City” means The City of Red Deer, and all successor in title to the.City Lands;

(¢) “City Lands” means, collectively, those lands described within Schedule “C»
attached to this Agreement;

(®  “Dominant Lands” means the City Lands;

(g “Owner” means any individual(s), person(s), or corporation(s) holdmg a legal or
beneficial interest in either the Board Lands or the City Lands;

()  “Report” means Environmental Risk Management Plan, Historic Waste Disposal
Site, Lindsay Thurber Comprehensive High School, Pth. NE & SE 21-38-27-W4M
Report by Tiamat Environmental Consultants Ltd. for The City of Red Deer dated
April 1, 2014, attached, hereto as Schedule “D”;

@  “Servient Lands” mean the Board Lands; and

)] “Tenant” means any mdxvndual(s), person(s), corporatlon(s), or other entity holding
a leasehold estate or interest in, or otherwise occupying all or a portion of, either the
Board Lands or the City Lands.
2.  GRANT OF RESTRICTIVE COVENANT
The Board, as Owner of the Board Lands, hereby grants to the City, as Owner of the City Lands, the

restrictive covenants contemplated within this Agrcement, burdening the Board Lands and
benefiting the City Lands.

3. DESCRIPTION OF RESTRICTIVE COVENANT
The Board hereby covenants and agrees that:

(@)  No development can occur on the Servient Lands within one hundred (100) meters
of the adjacent non-operating landfill located on the Dominant Lands if the
development is restricted pursuant to findings within the Report.

4. COVENANT RUNNING WITH THE LANDS

The restrictions contained herein shall for all purposes constitute a covenant running with the lands
such that the burdens and benefits hereby created shall attach to and run respectively with the Board
Lands and the City Lands from this date forth.

5. DETERMINATION OF COMPLIANCE

For the purposes of this Agreement, the determination as to whether the Restrictive Covenant has
been complied with shall be based upon the interpretation of this Agreement by the City, Owner,

{ DMPROD-#1606512-v1}
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and Tenants of the City Lands from time to time, and any such determination shall be final and
binding as against the parties hereto and all Owner or Tenants of the Board Lands.

6. ENFORCEMENT

In the event that any Owner or Tenant of the Board Lands is determined to be in default of the terms
of this Agreement, this Agreement may be enforced by the City of any subsequent Owner or Tenant
of the City Lands or any portion thereof. Furthermore, the relief available in any such action to
enforce this Agreemeént shall mclude, without restriction: :

(@)  damages against the defaultmg Owner or Tenant of the Board Lands, or any portion
thereof; and

()  injunctive relief.
7. CosTs
In addition to the relief set forth in Section 6 above, any party which successfully enforces this

Agreement shall be entitled to its legal costs as between a solicitor and his own client on a full
indemnity basis and such costs, if not paid, shall constitute a charge against the interest held by the

defaulting Owner or Tenant in Board Lands, or any portion thereof, until fully paid and satisfied.

For the purposes of creating and enforcing such charge, and as security for the payment of such
costs, the Board hereby mortgages and charges all of its right, title, estate and interest in each of the
parcels or lots comprising the Board Lands in favour of the Board and each successor Owner of the
parcels or lots comprising the City Lands.

8. REGISTRATION

This Restrictive Covenant shall be registered by way of caveat against the title to the Board Lands.
9. GOVERNING LAW

Any dispuite arising herefrom shall be governed by and construed in accordance with the laws of the
Province of Alberta and the Courts of the Province of Alberta shall have exclusive jurisdiction.

10.  SEVERANCE

If any term or provision of this Agreement or the application thereof to any person or circumstance
shall, to any extent be invalid or unenforceable, the remainder of this Agreement, or the application
of any such term or provision to persons or circumstances other than those to which it is held invalid
or unenforceable, shall not be affected thereby and each term or provision of this Agreement shall
be enforced to the fullest extent permitted by law.

11.  INTERPRETATION'

Any word importing the singular number shall include the plural and vice versa, and any word

{ DMPROD-#1606512-v1}
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importing gender shall include thie masculine, feminine or neutral gender, and any word importing a

‘person shall include a corporation, individual, partnership and any other entity, all as the context

‘Tequires.

IN WITNESS WHEREOF the parties have exccuted this Agreement on the day and year first above

written.
. THE BOARD OF TRUSTEES oF;,chdoxs EDGE
v ; SCHOOL DIVISION NO.73
ﬁ_//m 7%%2! Per:_ ﬂ/ym )
/ | @)
Per:
THE CITY OF RED DEER
Per: % 2f _
-4 ©s)
{ DMPROD-#1606512-v1}
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SCHEDULE “A”
THE BOARD LANDS

The Board Lands shall consist of the following:

PLAN152

BLOCK 1

LOT1 o
EXCEPTING THEREOUT ALL MINES AND MINERALS

PLAN1S2
BLOCK 1

LOT 2 o L
EXCEPTING THEREOUT ALL MINES AND MINERALS
AREA: 1.682 HECTARES (4:156 ACRES) MORE OR LESS
PLAN152

BLOCK 1

LOT3

EXCEPTING THEREOUT ALL MINES AND MINERALS
AREA: 3.089 HECTARES (7.633 ACRES) MORE OR LESS

PLAN152

BLOCK 1

LOT 4

EXCEPTING THEREOUT ALL MINES AND MINERALS
AREA: 1.726 HECTARES (4.265 ACRES) MORE OR LESS

{ DMPROD-#1606512-v1}
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SCHEDULE “B”»
THE BOARD ORDER
BOARD ORDER: MGB 02914

FILE: SLY/REDDIC-017
Statutes of Alberta 2000 (Act). .
AND IN THE MATTER OF A SUBDIVISION APPEAL lodged by Chinook’s Edge School
Authority (Appellant).

CITATION: Chinook's Edge School Authority v City of Red Deer (Subdivision Authority),
2014 ABMGB 29

IN THE MATTER OF THE Mimicipal Government Act being Chapter M-26 of the Revised

BEFORE:
Members:

H.Kim, Presiding Officer
W. Hughes, Mem
L. Loven, Member

Case Manager:
KLm -

sz

This is an appeal to the Municipal Goveminent Board (MGB) from a refusal of the City of Red
Deer Subdivision Authority (SA), respecting the proposed subdivision of NE and SE 21.38-27.
WM‘ImnnoﬁcebeinX‘ jven to the interested parties, a hearing was held in the City of Red
Deer, in the Province of a,-on July 23, 2014.

OVERVIEW

[1]  The MGB considered whether to approve the subdivision of a 10.9573 ha. parcel into 4
Public Service Lots and Minicipal Reserve iand. The subject 1and i$ located within 300m of the
di area of a nonopmﬁn%‘ landfill. The City of Red Deer applied to Albérta Environment
nd Sustainable Resource Development (AESRD) for a waiver of the 300m distance set ont in
the Subdivision and Development Regulation 43/2002 (Regulation). AESRD refused this recquest
because there is an active school already on ihe’s:\:{e’ct land, and AESRD Policy APCC-2011-01
states (hat variance will not be granted after a devélopment permit has been issued. Both the SA
and the Appellant a%ud, and scientific data supports, that the level of risk beyond 100m from
the is negligible and does not require special consideration or mitigative measures. The
proposal has been carefully designed to prevent enclosed development within the identified

193 Parda 02914 Page 1 of 18

{ DMPROD-#1606512-v1}
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BOARD ORDER: -MGB 029/14

FILE: SM/REDD/C-017
100m. Based on the totality of the evidence, the MGB finds that it is appropriate to use its
discretion to vary the sefback distance. The subdivision is approved.
REASON APPEAL HEARD BY MGB INSTEAD OF SDAB

[2] | ~Section 678 of the Act authorizes appeals to be lodged with the MGB where the subject
land is within the distance of a highway, a body of water or a sewage treatment or waste

‘management facility sat out in the Regulation, unless the affected Goverment
n smiunen

in writing, to vary the distance under the Regulation. Section 13 of the Regulation states
that a subdivision authority shall not approve m application for subdivision for school,»_lé:?iml,
food establishment or residential use gﬁe application would result in the creation-of a building
site for any of those uses within' 300 metres of the disposal area of an operating or non-operating
landfill: This appeal is before the MGB because the subject land of the proposed subdivision is a
school site located within 300 metres of the disposal area of a non-operating landfill, and Alberta
Environment -and Sustsinable Resource Development (AESRD)-declined 'to vary the sefback
distance.

PROPOSAL

(1  To subdivide 109573 ha., cumrently designated Public Service and used as a school site,
into Municipal Reserve Land and four Public Service Lots from 1.0957 to 3.3607 ha. in size.

BACKGROUND

4]  The land to be subdivided is 10.0573 hectares districted Public Service it to
section 7.4 of the City of Red Deer Land Use Bylaw (LUB). The land is prkqut
school use by River Glen School and Parkland School. The River Glén school building is located
on pmpos:a Lot 1, and River Glen play structures and playing fields/courts are’located
throughout proposed Lots 1, 2 and 3. Proposed Lot 4 contains an existing Parkland School play
structure, and proposed Lot SMR contains a swath of trees and 4 set of $occer goal posts.

[5]1  RedDeer Riveris located to the west of the subject land across 45% Avemme. To the east
is an existing non-operating landfill directly adjacent to proposed Lots 3 and SMR. There is also
an e;nstmg 'gublic trail system along the western edge of proposed Lot 2 that connects through
portions of the subject land.

1S3 PerSc MM 14 Page2of18
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BOARD ORDER: MGB 029714
FILE: SM/REDD/C-017

. Subdivision by Plan of Swvey,

Al outstanding taxes to be paid, or satisfactory amangement for payment thereof, to The
City of Red Deer; . '
Concurent regjstration of utility easements and right-of-ways as required by The City of
Red Deer and shallow utility companies; ht-ofways by The Gy

. The'developer to enter into a development agreemént with and to the satisfaction of The

City of Red Deer, to address, among other things, off-site levies, as per Section 655 of the
Mimfeipal Government Act, pe

. ‘The developer to enter info a joint access agréement for joint access between Lot 1 and 4,

to the satisfaction of The City of Red Deer; and

. wM\unS;Egl Reserves; in the amount of 1.095 hectares, to be provided in.a reconfigured

(#- 0.610 hectares) that accommodates the freed area and the balance of the
munticipal reserve owed (+/- 0485 hectares) to be provided along the west boundary of
Lot 2, to the satisfaction of Recreation, Parks and Culture” ’

On June 2, 2014, the Appellant appealed the refusal to b6 MGB. Prior to the hearing and

in response fo the circulated notice of appeal, AESRD emailed comments to the MGB on June
25, 2014. These comments were submitted as Exhibit 6R and repeated in part as follows:

)

We réceived the request for consent on April 22 2014, with the September 24, 2013

Phase 1 Environmental Site Assessment and other documents prepared by Tiamat -

Environmental Consultants Ltd We have become aware that the subject site of this
Variance request already has a school development built on it within the 300 m setback
distance. As such, in accordmice with our Policy APCC-2011-01 ((;?y enclosed- page 6
third bullet) we would not issue a letter of consent. This refisal &s not based on a
techmical review. '

Due to the fact that we did not review the technical data in any detail we cannot provide
insight to the underlying question “is the site suitable?”

You have ny permission to offer this letter and attachnrent to the panel for entry tnto the
proceeding recond.

The third bullet of page 6 of Policy APCC-2011-01, as referred to by AESRD, states:

“Consent to lessen the-sefback distance will not be considered after the fact i.e. if, without
consent, the development penmit or subdivision approval has already been issued by the

development authority.”
153 Porder 0214 Paged of 18
{ DMPROD-#1606512-v1)

10|Page

City Council Sﬁecfal Meeting

Page 443 .




1 ) »
Item No. I.I%a.

City Council Special Meetin

BOARD ORDER: MGB 029/14
FILE: SI/REDD/C-017

ISSUES]

(10] In all cases, the legislation requires the MGB to address whether a sed subdivision
conmplies with the Act,egg_ﬂaﬁo,n, Provincial Land Use quicig; , uses of land as
(11] Inthis particular case, the parties focused on the following issuies:

1. Are the sites suitable for the intended prirposes?

2. Ifso,isthisan apgeopnate case for the MGB to relax the setback distance specified under.

Section 13 of thie
SA’S POSITION

[12] The SA reiterated its-position as jrovided in its original Notice of Decision: It had
declined subdivision because no variance had been allowéd by AESRD. On appedl, it
recommended that the MGB a) grant sefback relazation from 300m to 100m for the subdivision
and, if possible, for any future development; and b) grant subdivision approval subject to the
aforementioned six conditions.

(13] The SA offered an overiiew of the subject site and subdivision proj ‘The estire
109573 hectare site is owned by the Appellant and, wnlike mmmicipally-designated school
reserve, would not revert back to the mmicipality if sold. The intent of the subdivision, as the
SA understood it, was to reconfigure and dispose of land surplus to Chinook School District’s
needs. The pm&closal was gppropritely circulated to ten.adjacent landowners and no responses
weré received. However, written comments were received from comunity organizations and
non-adjacent landowners with' concern: about traffic, mge. and preservation of t};e existing
trail as well as su for the creation of Lot The City's Engjneeri t

trail concerns

gulation? :

reviewed the traffic and sewer impact and had no concem. The City

depattments had worked together prior to the appeal to address the i :
through reconfiguration of the b&mlmﬂ as depicted in Condition 6 of the SA’s approval
recommendation as well as the diagram below. The SA provided assurance that the tail system
would be preserved with connection to the Lot SMR even where it traverses private land.
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f15) TheSA subiiitted that the landﬂll setback distarices set by the Regulation are hxﬁtormﬂ)';
mather thiah Seiéntifically based: In'1936; “theré Was an initial 450m setback i o(g]aoe 10 separate
peopleﬁ'ommnsanoes Medbyhndﬂlstln 1978, the distance chariged to 300mi baséd 6 :
-mimicking the._setbnck dmanoe for sewage: lagoons,, __‘ﬂxout regaid for; actual nsk;poﬁed b)<

v‘landﬂllpmnnnty

:[16]. Fof the: past.three’ years, the- Olty bas been o mgﬂ?n scientific risk’ assessinent of
lns!onclmdﬂlsthxmghmnﬁxecny ;ndﬂonhe ject hascompletedaPhaseImdlI
Environtental Assessment as well as an Apeil” 1I 2014 Environchental Risk it Plan
(ERMP) Report The laridfill operated from: Iune 6.1965.16 July '16; 1967 vihen there s
-already an openung ‘school in plaee ofithe subject land’ Setback relaxation'n was provided by the

153 Pordar 3 029-14 Page 60f18

{ DMPROD-#1606512-v1}

12|Page

City Council Special Meeting




. P » 2
Item No. I.I’a.

City Council Special Meetirlg

BOARD ORDER: MGB 029/14

FILE: S14/REDD/C-017
Provincial Board of Health (the relevant authonty at the time) for the creation of the landfill, and
was-considéred a win-win at the time.

[17] The ERMP Report used Health Canada’s Preliminary Quantitative Risk Assessment
model which focuses on the health of the recejitor, which in this case would be the children and

.employees of the school. There were nio concems regar &gmmdwater contamination because

any firhre development ont the site would be savmedby ity water. With regard to the possible
.mmted by the generation of landfill gas, the report found that the level of nsk for

opmeiits beyond 100m1sneghgbleanddoesnotwaxmntspeaalemmonmmtal or
mitigative consideration. Within 100m, the report identified that passive and/ or active measures
Tnay be required for residential development, but not for school/hospital, food establishment; or
other retail/commercial and utility use. The two lots that would be within 100m of the
landfill would not contain developmient - Lot wouldbeMRmeedeonouldbe
playing fields- and, therefore, the City submitted that no s&ual environmental or unuganw
consideration was required for this application. Aside from the Section 13 non-compliance, the
City is satisfied that the sites are suitable fortheproposeduses and are compliant with all other
relevant legislation.

(18]. Inr to a question from the MGB, the SA acknowledged that it did not know
whethetthemantpmdtnxsonme snb;ectlandmdﬂmwaﬂdbeagmeabletomndmg
Condition 2 to reflect that faxes may not be owed: Also in response to a question from the MGB,
ﬁwSAacknowledgedfhatﬁmdevdopnnnIoflotZwouldhl requeachangem
districting from the current PS designation, and said it was prepared to evaluate this step at the

time of development. It noted that it wonld be working towards a development plan for the area
which it believed would address and guide the fiture of the site.

APPELLANT’S POSITION

(191 The Appellnnt also submitted that the MGB should grant the sdback variance from 300m
.100m mﬁh subdivision subject to the six conditions set out by the SA. It agreed
with the s oftheCuty’snskassessmnlandemphaazedthatonthebnmofme
available information, there is no measurable risk of soil vapowrs (landfill gas generation)
beyond 100m from the landfill. The proposal has been carefully designed o that all buildings
and development would lie outside of this 100m setback; the anficipated uses of the subject land
meet all safety requirements andpm\ndeoompelhngmsonto vary ﬁxe setback distance and

approve subdivision

[20] The Appellant explained the reasons behind the subdivision proposal. Chinook’s Edge
School. Authority is an :::lgmhon of two areas ~ Mountain View County and Red Deer
County that ongmally s the school needs of both populations. However, after the provmce

was petitioned to create a new school for the children in the o ageas, a new outlyin
school was built and demand on the subject site decreased. Asa k’s Edge was le
153 Porder Mo29-14 Page? of 18
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with a much larger-school site than most, and would now like to use the excess capital to best
meet the needs of its constituents and stakeholders. For instance, the Appellant indicated, Sylvan
Lake needs a new school and permitting this subdivision could free up the fimds to allow that to
[21] The Appellant submitted that the lots were configured o s to cmz;gnme ‘where
development is possible and where it is not pursuant to the City's 2014 ERMP | It stated
that Red Deer public school system has a contirued need for Léts 1 and 3, and that it has entered
info an agreement to transfer the land should subdivision be approved It highlighted that Lot 4
i cumently already used a¢ a playing area for Parklaitd School, and permitting subdivision would
allow for subsequent sale and formalization of this use. Lot m would be created for
mamicipality use. The Alant confirmed that it was ing with the Cify to preserve acoess
to ﬂn?mm meexl?gge trail system, end that it agreed with the reoonQﬁtygmauon of MR land
:g(ﬁ)ic‘:ted in Condition 6 of the SA’s approval recommendation. It also recognized that Lot 2,
d it be disposed of, would likely require re-districting before development is penmitted.
file.;:lew, Iike the City, the Appellant agreed that it would address that matter at Gime of
opment.

[22] The Appellant submitted that penmtﬁ subdivision would allow for the future, notmal
process of dévelopment that is currently needed by the site and its users. The present school on
Lot 1 has been in use without issue since the landfill’s creation in 1965, and the scientific data
supporfs that the site is suitable for its current and fiture use. The Appellant noted that AESRD’s
refusal to consider the technical data has shifted the decision burden to the MGB. It the
MGB to carefully consider the positive evidence brought before it. In particular, it emphasi
that there were no ofher contested issues beyond the site’s non iance with the Regulation’s
historically based setback distance. Varying the sefback distance to 100m in light of the scientific
data and choosing to approve subdivision subject fo the aforementioned six conditions would
achieve the best possible outcome for all parties involved. '

FINDINGS

1. The sites-are suitable for the infended proposes.

2. This is an appropriate case for the MGB to relax the sefback distance specified under Section
13 of the Regulation.

DECISION

[23) The appeal is allowed and the subdivision is approved subject to the following
conditions:
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Subdivision by Plan of Swvey, i o o

All outstanding taxes, if any, to be paid, or satidfactory arangement for payment thereof,

to.The City of Red Deer;

Red Deer and shallow utility companies; .

The developer {o enter into a detelopment agreement with and to the satisfaction of The

City of Red Déer, to address, among other things, off-site levies, as per Section 655 of the

Mimicipal Government Act, o .

The developer to eriter into a joint access agreement for joint access betweén Lot | and 4,

to the satisfaction of The City of Red Deer; ..

6. Municipal Reserves, in the amount of 1.095 hectares, to be provided in a reconfigur
Lot SMR (#-0.610 hectares) that accommodates the treed area and the balance of the
mumicipal reserve owed (#- 0.485 hectares) to be provided along the west boundary of

_ Lot2, to the safisfaction of Recreation, Parks and Culture; and

7. In dccordace with Section 651:.1 of the Mimfcipal Govemment Act, a restiictive
covenant fo be registered via caveat ontitle of Lot 3. The restrictive covenant shall advise

that development within 100m of the adjscent, ting landfill may be restricted

pusuant to findings within the Environmental Risk }lz]:aganm Plan, Historte Waste

D’;ﬁml Site, Lindsay Thurber Comprehensive High School, Pin. NE & SE 21-38-27

T74M Report by Tiamat Environmental Consultants 14d_ for The City of Red Deer, dated

April 1, 2014, File 12-435:

[24] FURTHER, the Appellaut shall provide documentation to the City of Red Deer to
demonstrate that the above noted conditions have been met, prior to the endorsement
pursuant to sections 657 and 682 of the Act.

[25] AND FURTHER, this decision is valid for a perfod of one year from the date of this
Order. Under Section 657(4) if the plan of subdivision or other instrument is not submitted
to the sebdivision authority within the time prescribed by subsection (1) or any longer
period authorized by council, the subdivision approval is void.

REASONS

Inh'bdn;tion

~ W N

bt

(26) The parties submitted that the subdivision application met all legislative requirements
with the exception of its non-compliance with .13 of the Regulation. The MGB agrees that the
proposal is consistent with the statutory planning documents, end that the intended uses are
consistent with the LUB. At issue in this appeal is whether or not the sites are suitable for the
intended purposes despite being located within 300m of a ion-operating landfill.
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Regulation and Site Suitability

27) In 2012, the MGB ¢onsidered a similar appeal: Riverpointe Crossing Ld. v City of Red
Deer (Subdiviston Authority). In Riveypointe, the proposed subdivision met all ofher legislative
and phmﬁmdrmn& aside from being located within the Section 13 distance of a non-
operatin, Alberta Environment did not review the site’s techmical data and refused to
grant setback variance only because.a development permit had already been issued for the site,
ma; approval would ran contrary to Policy APCC-2011-01. The issue on & was

to vary the landfill sefback distance to allow for subdivision. As quoted from the
decision’s summary: “Both the SA and the Appellant d that the land posed no hazards for
residential development, and their position was suppt;;ied‘?e by engmeamgp:espmts and witness
testimony; therefore, the MGB determined that the subdivision should be approved.”

128) In this present appeal, the MGB ted a similar approach by considering two sections
of the Regulation: section 13 tegardmg(:‘gnee from lan sitcs,«% section 7 regarding site
suitability. As the parties stated, the MGB is not bound by the Section 13 distance, as section
630(2)(d) of the Act requires only that the MGB have regard for the Regulation. As stated in
Riverpointe, in order for the MGB to be satisfied that waiving the distance is appropriate, the site
nust be suitable for ifs intended use. To determine suitability of the subject lands, the MGB
considered the evidence brought before it in relation to the two primary risks associsted with
landfills: groundwater contamination and landfill gas production.

{29 The MGB agrees with the parties that, other than the distance to the landfill, the sites are
suitable with respect to the section 7 criteri2. The MGB agyees that the issue of groundwater
contamination is not applicable because the site is connected to City water. With regard to
landfill gas production, the MGB accepts the SA’s technical evidence that the level of risk
beyond 100m from the landfill is negligitle and does not require special consideration or
mitigative measures. The MGB finther accepts that the school presently on the site has operated
for the last 40 some years without apparent negative impact. The comprehencive testimony of the
City's professional representatives confirms that the City is confident that the land of this
proposed subdivision 15 suitable for its proposed use. All evidence supports that this is an

iate case for the MGB to use its discretion to vary the setback requirement of 300m as
cuﬂmedmmin Section 13 of the Regulation. e e

Conditions
[30] The ERMP ieport identifies that passive and/or active tneasires may be required for

residential development within 100m of the landfill. The MGB notes that the proposal has been

carefully designed to ensure that the portions of land within 100m of thie landfill- Proposed Lot 3
and Lot SMR - do not contain enclosed development. However, the MGB recognizes that Lot 3
i$ arently private land and will remain as such through subdivision; it could be disposed of to

‘another party who is inaware of the potential development restriction on the Jand. For this
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reason, the MGB finds it appropriate to impose as a oondmon of subdivision the :eqmrt that
ammmvecovenantmaeaveaiberegxstemdonﬂnuﬂeofhw in accordance with Section
65L1.1 of the Act. It shall advise that devel within 100m of the landfill may be restricted

to the findings within the 2014 ] Report, tiled Environmental Risk Management
Plan, Historic Waste Di.spo.ml Site, Lindsay Nurber Contpyehensive High School, Pm. NE & SE
21-38.27 WéM. Condition 7 is lmposedagcyordmg!y ¢

(31] The MGB also finds it to amend Condition 2 to reflect that the antmay
not pay tax on the subject kn 1ﬂ1mgardtoﬂleprmvauonofpmkspaoe continued
aecastohtSMR,d:eMGBnotestlntﬂmepamahavealmdymﬂ:edtogeﬁmtoopmﬂy
reconfigure the MR land through the creation of Condition 6, and have expressed intention to
further address s matter through private agreement | the MGB recognizes the value of
such an agreement, the MGB agrees that it 1s best addressed privately and not as a condition of
this subdivision The remainder of the conditions suggested by the parbes appear well-founded.

Other Approvals

~ 37 ‘Ihe SA requested that, 1fpossible, the MGB allow setback variance for all fufre
in addition to the subject subdivision application. However, the MGB has no
mﬁmtytomakemchanordzrasall«kml tﬁpprovalsareatﬂxennmmpallevel'l’ln
landowner/developer is still responsible for any and all applicable permits for development from
the appropriate development autherity. The MGB is not granting nor implying any approvals
other than that of the conditional subdivision approval other development approvals are

beyond the MGB’s jurisdiction. Ay

DATED at the City of Edmonton, in the Province of Alberta, this 12% day of August 2014.

MUNICIPAL GOVERNMENT BOARD

(SGD . K, Presiding Officer
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-APPENDIX “A"
PERSONS WHO WERE IN. ATIENDANCE OR MADE SUBMISSIONS OR GAVE
EVIDENCE AT THE HEARING:
NAME CAPACITY
A. Tarivoezi Director, Chiniook's Edge School Division
R Murdoch Agent, Chinook’s Edge School Division
0. Toews Representative, City of Red Deer
T: Lodewyk Representative, City of Red Deer
N. Wirtanen Representative, City of Red Deer
J. Whitesell Engineer, City of Red Deer
A Huber Strategic Planner, Alberta Health Sexvices (Observer)
D. Bownsss Adjacentlandom(Obmva) )
APPENDIX “B”
NO. IOEM
i Information Packagev(_lu W)
APPENDIX "C*
DOCUMENTS RECEIVED AT THE HEARING.
NoO. : ITEM N i
- R Red Deer’s Request to AESRD re: Setback Variance
R ‘of Proposed Subdivision
4R Map of Proposed Lot Plan
3R Powerpoint of SA Presentation
R AESRD Comments - Consent Not Granted
7A Appellant’s Brief - “Reasons why tve think our subdivision should
be approved”
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APPENDIX "D
LEGISLATION

The Act and associated: regulations contain criteria that apply to appeals of subdivision decisions.
While the following list1 may not be exhaustive, some key provisions are reproduced below.

Municipal Governmeit Act

Sechon6l7:sﬂ:emamgmdehneﬂ'omwlud1alloﬂurpmmalmdmxmapal g
docuiments are derived Therefore, in reviewing subdivision appeals, each and every p
comply with the philosophy expressed in 617.

617 The purpose J‘ﬂzi: Part and the lamms and bylaws under this Part is to provide means
whereby plans and related matters may prepared and adopted’
(a) to achieve the orderly, economical and beneficial development, use of land and pattermns
of human setilement, and
(b) fo matnitain and improve the quality of the physical awimmnm within which patterns.of
human settlement ave situated in Alberta,

without infiinging on thé rights of individuuals }br any publfc fntemst except to the extent that is
necessary for the overall greater public interest.

Upon appeal, the MGB takes on the rolé of the subdivision authority. Pertinent provisions
relative to decisions of the subdivision mthomy include Section 654(1) and (2) of the Act. The
SA (and by extension the MGB) cannot approve a subdivision unless convinced that the site is
suitable for the intended use, as per section §54(1)(a) of the Act.

'654(1) A subdivision authortty st not approve an application for subdivision approval unless

(@) the land that Is proposed to be subdivided is, in the opinion of the Subdivision authority,
suitable for the pispose for which the subdiviston fs intended,,

(b) the proposed subdivision conforms to the ?mvisron: of any staitory plan and, subfect to
subsection (2), any land use bylaw that qffects the yupomi to be subdivided,

(¢) ‘the propased subdivision oampl!a: with this Part and the regulations under this Part, and

(d) all outstanding property taxes on the land pwposcd to be subdivided have been paid to
the nunfcipality. wheve the land is located or mmrﬁemmk satisfactory to the
nmfcipalify have been made for their' puzmmupwsuam to Part 10.

(2) A subdivision authority may approve an application for subdivision approval even fhough the

proposed subdivision does not comply with the land use bylaw if; in iis opinion,

(a) the proposed subdivision would not
() unduly interfere with the amentties of the néighbowrhood, or

193 PorderMOB-14 Page 13 of 18

' { DMPROD-#1606512-v1}

19|Page

Page 45

09




Item No. I.l.a. City Council S|‘3eciial Meefing
Page 455].

BOARD ORDER: MGB 029/14
FILE: SI4/REDD/C-017

(.ifi)l.mga’tally interfere with or affect the tise, énfoyment or vahue of neighbouiring parcels
of lan .

ad
(b) the proposed subdivision conforins with the use prescribéd for that land ini thé land use
bylaw.

Section 678 sets out the requirements for appeal 6f a decision by the subdivision authority.
678(1) The decision of a subdiviston autliority on an dpplication for subdivision approval may
be appealéd .

%) by tha applicant for e agprovl,
@ by a Govamment department-if- the application is reguired by the subdivision and
development regulations to be M‘m{d to %epmmt, by ]
(¢} by the council of the municipality in which the land to be subdivided is located if the
counctl, a designated officer of the municipality or the mmicipal planning conimission of
the numicipality fs not the subdivision authorily, or
(@) by a school board with respect to )
() the allocation of municipal rescrve and school reserve or noney i place of the
reserve, § .
(il) the location of school reserve allocated to it, or
. (i) the amount of school reserve or money olctywkm of the reserve.
(2) An appeal tnder subsection (1) may be commenced by filing a notice of appeal within 14
dmys after mt of the written decision of the subdivision cuthority or deemied réfusal by the
subdivision authority in accordance with section 681
Section 680(2) of the Act requires that MGB decisions conform to the uses of land refered to in
the relevant land use district of the LUB. It does not require that the MGB abide by other
provisions of the LUB, the MDP or the Subdivision and Development Regulation, although
regard must be.given to them ' '

680(2) In determining an appeal, the bodrd hearing the appeal
(a) must act in accordmice with any applicable ALSA regional plm;
(a.1) niust have regard to any stahitory plan;
(b) nnust conform with the ises of land referved to in a land use bylaw;
{c) nuust be consistent with the land use policies;
(d) nust have regard to but is not borwid by the subdivision and developmenit vegulations;
(e) may confirm, revoke or vary the approval or decision or any condition imposed by the
_ subdivision authority ornm or substitute an approval, decision or condition of its own;:
() may, in addition to the other powers it has, exercise the same power as a subdivision
authority is pernitted to exercise pursuant to this Part or the regulations or bylaws under
.this Part.
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Alberta Subdivision and Development Regulation - Alberta Regulation 43/2002

While the MGB is niot bound by the Suubdivision and Developniciit Regiilation, it is the MGB's.
pncueetoevaluatethembﬂnyofapmposedmmfordlepmposelmm&umgmecnumm
Section 7 as a guide.

7 In niaking a decision as fo whether to apgrove an application for subdivision, the subdiviston
authority must consider, with respect fo the land that s the subfect of the application,

(a) its topograply,

) its sofl characteristics,

{c) storm water collection and disposal,

(d) any potential for the flooding, subsidence or emsfon ofﬂxe land,

(¢) ils accossibility to a road,

0 the avglfabillg' and adequacy of a water .ng:pbv sewage disposal system and solid waste:

® in the case of land not serviced by a licensed water distribution and wastewater
collection system, whether the proposed subdivision boundaries, lot sizes and building
sités comply with the requirements of the Private Semage Dzspoml Systems Regulation
(AR 229/97) in respect of lot size and distances betw Jrapaiy lines, buildings, water
sources arid private séwage disposal systems as tdentified in section 4(4)(b) and (c),

() the use of land in the vicinity of the land that is the subject of the application, and

() any other matters that it considers necessary ‘to determing whether the land that is the
:ubje;!edof the application is suitable for the pupose for which the mbdM:fon is
inten

Section 13 sets. the setback distmee and department consent required for subdivision or
development of 1and within the specified distance of a landfill:

Distance from landjill, waste sites
13(1) In this section,
(a) “disposal aren” means those areas of a parcel of land
@) that have been used and will not be used again for the placing of waste
matevial, or
(it) where waste processing or a buning activity is conducted in conjunction
with a hazardous waste management facility or landfill;
(&) "working avea™ means those areas of a parcel of land
(D) that are cnvently being used or that still remain to be used for the placing of
waste matertal, or.
(i) where waste processing or a buming aclivz‘l?: is condurcted in confumction with
a hazardous waste management facility, landfill or storage site.
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(2) Subject to subsection (5), a subdivision authorily shall not approve an application for
subdivision for school, hospital, food establishment or residential use if thaap%aaﬁon would
“result in the creation of a buflding site for any of those uses
"(a) within 450 metres of the working area of an operating landfill .
(b) within 300 metres of the disposal area of an operating or non-operatin r landfill,
(©) within 450 melréf of ﬂ%‘;pasal }{wa;of -a non-operating Imigmfou: waste
management facility, or
(d) within 300 metres of the working area of an operating
storage site. .

(3) Subject to subsection (3), a development authority shall not issue a development permit for a
school, hospital, food establishmént or residence, nor may a school, hospital, food establislment
orresidence be constructed if the building site
(a) is within 450 metres of the working area of an operating landfill
(0) Is within 300 metres gﬂw dbp;r”sﬁ area o‘}‘l_mopmgb’rgfn-oﬁmg landfill,
(¢) is within 450 metres of the disposal area of a non-operating hazardous. waste S
management facility, or
() is within 300 metres of the working area of an operating storage site.

"(4) Subfect to subsection (5), a subdivision authority shall not approve an application for
subdiviston, and a development quthority shall not issue a pafmi':l{a?r the prposes of developing
a landfill, hazardous waste management facility or torage siteunless T
(o) the working area ofa%iniﬂmtdaﬂemﬂ.ﬂ)mm
- (b) the disposal area of a is sttuated af least 300 metres,
(¢) the working o disposal area of a hazardous waste management facility is situated at
deast 450 metres, and o i i
(d) the working area of a storuge site is situated af least 300 metres firom the pr '
- lineof a scha"t;i ho.syit{l, Jood a%ablishﬂmzt or residence or bxdlzﬁng.mmpof;m -

school, hodpital, food establishment or residence.

(5) The requirements contatned in subsections (1) to (4) may be varied by a subdivision authority
or a development authorily with the written consent of the Deputy Minister of Environment and
Stustainable Resource Development. .

(6) A consent under subsection () may refer fo applications for subdivision or development

ierally or to a specific application.
AR 43/2002513;31/2012,17072012
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MUNICIPAL BYLAWS AND STATUTORY PLANS
Gity of Red Deer Land Use Bylaw 3357/2006

7.4 PS Public Sevice (Institutional or Government) District
General Purpose

The general purpose of this District is to provide land for those uses that are public or quasi:

public in nature.

1. PS Peiniitted and Discretionary Uses Table
(a) Permitted Uses ’ '

(i) Any use for National Defence purposes which does not prejudice the

character or value of the surrounding property. . 7
(¥) At the Westerner Exposition Site situate upon the following lands namely Lot
3, Block 1, Plan 882 2274, and Plan 615 L Z, the holding of the annual
Westerner Exposition Fair or Exhibition and any use in confunction with or
incidental thereto, agricultural, animal, machinery, automotivé shows, rodeos,
circises, concerts, racing and sporting events, the rental of facilities for

banguets, weddings, meetings and everits. . e .

(iii) Recreation and sport activities operated or sponsored by a governmental body
or dgency for the participation of the public at large.

(&) Discretionary Uses

(i) Assisted living fucility. .. ,
(%) At the Westerner Exposition Site situated upon the following lands namely
Lot 5, Block 1; Plan 882-2274, and Plan 615 L'Z.:
(1) any use similar to the uses permitted at the Westerner sits, ‘
(2) any uses which are accessory to any of the approved iises, provided that
-they are consistent with the theme of such use, or provide a directly
related savice to suchuse. -
. (3) Gaming establishiment. L .
(311) At the Red Deer College site, situate upon the following lands namely:
(1) Lot 1, Block 1, Plaii 012 0303 and the remainder of Section 5, Township
38, Range 27, West of the 4th meridian. S
(2) Residence, nursing honte, research facility, diagnostic servicés, Wwork.
placement services, and/or technical or adminisirdtive support related to
ediication of students at Red Deer College. '
(tv) Concession booths for the sale of food or beverages to members and guests of
‘a group approved under this table.

) Campground.
‘(vt) Day care facilities.
(vil) Identification signs on thé following dypes sibject to sections 3.3.and 3.4:
(1) awning, canopy signs,
153 Perderdsing 14 _ Page170f 18
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| (2) under canopy signs,
(3) fascia signs, (4) pmjeding signs, and
(3) free standing si}
(viti) Institutional sewice

(ix) Offices for commumity oriented groups which have recreation as part of their
[¢7] ga-kﬂtg ancillary o any permitted or discretionary use.

} (i) Private clubs or organizations.
(xii) Retail sales of goods required in connection with a use approved under this
table.
(xiti) Temporary care, facility
: (xiv) Utilities.
| .(v) Deleted.
2. PS Public Service (Institutional or Gavmmzent) District Regulations
(a) Table 7.3 PS Regulations ,
lations " Requirentents
- Floor Area Mininnm Not applicable, except for a it in assisted living
_ _ residence or refirement home 23.0m2
Front Yard Minimm Su!giecl to Commission approval
Side Yard Mintnnm -Subject to Commission approval
Rear Yard Mininum - Subject to Comtmission approval
mecaped Area Subject to Commission
Parkirig Spaces Subject fo sections 3.1
Loading ‘Subject to Commission app‘mml
3. Site Dewlogm

(2) Within the PS Public Service District the site.plan, thé relationship between’
buildings, stuctures and -open space, the architectiral treatment of buildings, the

proviston and architecture of landscaped space, and the parking layout, shall be
subfect to approval by the Developmemt.{uﬂfm

153 PurSe N0 14. Page 18 0f 18
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SCHEDULE “C”
_THE CITY LANDS
The City Lands shall consist:of the followitig:

PLAN152

BLOCK 1

LOT 5 MR

EXCEPTING THEREOUT ALL MINES AND MINERALS
AREA: 0.613 HECTARES (1.515 ACRES) MORE OR'LESS

PLAN152 __

BLOCK 1

LOT 6 MR

EXCEPTING THEREOUT ALL MINES AND MINERALS
AREA: 0.485 HECTARES (1.198. ACRES) MORE OR LESS

together with all those roads located adjacetit to the Board Lands;

{ DMPROD-#1606512-v1}
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SCHEDULE “D”

ENVIRONMENTAL RISK MANAGEMENT PLAN REPORT

Environmental Risk Managemeit Plan
Historic Waste Disposal Site
" Lindsay Thurber
Comprehensive High School
Ptu. NE & SE 21-38-27 W4M .

PréparédFor:  TheCity.of RedDeer = .
Prepared By:  Tiamat Environmental Consultants Ltd.
Date: April 1, 2014

File: 12-435

Unit 107, 2719 - 7 Averiue NE, Calgary, Alberta T2A 219
T.403-640-9009 F.4 9006
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ERMP - Lindsay Thurber Comgll:lxnsive High School Site
Historic Waste B:s]msal Sites, The City of Rgdl Deer

Preface

The City of Red Deer is aware of several historic waste disposal tites containing
mmicipal solid waste situated within fully developed irban areas. The Alberta Municipal
Govemment Act, specifically Part 2, Section 13 of the Subdivision and Development
Regulation AR 43/2002 specifies a mininmm setback distance between the closed
historic landfill to certain types of land developments. Restrictions of types of
subdivision associated with this regnlation include residential, food establishment, school

" or hospital. This regulation includes provisions for the Provincial Deputy Minister to

consider a request to vary the minimmm setback distance for a specific development
application, provided the local municipal subdivision or development authority supports
the proponent’s specific development application.

The wndeslying objective of the project is to develop a level of understanding of the
environmental risks arising from each historic waste disposal site leading to a site
specific environmental risk management plan (ERMP). To structure the project into
manageable components, the work was divided into the followinig fhres stages:

1. Phase[ESA  Compilation and review of information pertaining to a

- historic waste disposal site.
2. Phase TESA  Subsurface investigation to verify and characterize
information from the Phase IESA.

3. ERMP Develop a site-specific environmental risk management

plan to serve as an aid for the xmmicipal development

review process.

'Ihis'docinmtteﬂéc!stheﬂxildstage,g:iﬂcally ting the ERMP for the Lin
Thrber Comprehensive High School Site. With the available information, the ER)

‘was developed on the basis of Health Cariada guidelines for a preliminary quantitative

risk assessment. The outcomes of the ERMP confinn the identified chemicals of conoem
and the relevant environmental risks are manageable to facilitate fiture developments
which may lie within the regulated sefback distance to the historic waste disposal site.
This ERMP provides a first-order evaluation for potential futwe subdivision and
ds it with a focus on methods to minimize the sisk of humian exposure to landfill
gas and other hazards to the environment resulting from the historic waste disposal site.

Ultimately, the goal is to have an effective and timely review process for specific fiture
subdivision and development applications while preserving an appropriate/equivalent
level of protection for each stakeholder be it regulatory, developer, owner, pu;%‘:or the
natural environment.

Thiamat Environmental Consultants Ltd.

DMPROD-#1606512-v1}

28|Page

Tiectranic Version 03




» LY Al
Item No. 1.1.a.

City Council Special Meeting
Page 464

12435 . | . Pageii
TABLE OF CONTENTS
Prefice s e e s st ss st e sat e s rbes i
10 Introduetion .........ocooovoeeoeevesommererenennen errereaeteesareeran 1
L1 ScopeofWork ..o eeeerreesaonasanttessansas 4
12 Summary of Previous Work and Project Status ~ .............. 5
121 Site Description and Envirormental Setting ............... 7
13 Regional Geology and Hydrogeology eereearmeleee e 8
14  Environmental Guidelines and Regulations ........................ 10
20  ContaminamtSIIABON .oocooovevereececeececaeecercee e i
21  Gromdwater ....................... ST 1
22 SOUVEPOU .ooooceeoeeeeeeeeeereneneesesennsrasessnessiesnniaenne 1
23 ExposwrePathways ......... eenerereseseresesenasareneres reervenees 13
- 30  Environmental Risk ASsesSment  ...........ccoeevruenrenenerecsesneens . 14
31 Identified Envirommental Health Concemtis .........c.ccovevmmencs 17
32 BomdaryConditionsforPQRA  ....... 19
321 Hazard Assesstoent ..............ooooooooooiiieeneennn. 19
322 EXposure ASSESSMENE ................ooveereemmcsrcaenncans 19
323 Receptor Characterization  .......oo.............. I 20
324 Risk Charactenization ............ccoeerreremeererennenans 20
3.25 Potentisl Mimicipal Administrative Controls............... p. |
40  Conceptual SiteModel (CSM) ..ooooovooiiiennn. eeerereenen 2
41 ContamimantFateand Transport  ....cooooovcereemrrnerrerene. 2
411 Volatile Organic Compoundsin Soil ............con........ 3
412 Volatile Organic Compounds in Gromdwater —....... pl}
413 Combustible Headspace Vapowrs  ......ceovvveveciennnees 24
414 Lateral Transportof Groundwater  ...................... pl}
415 Volatilization and Vapour Migration from Impacted Soil
and GrOWMAWAtET  «..covveeectcen e pl}
42 SummaryofCSM ... ettt et ten e e 25
50  Proposed Site-Specific Enivironmental Risk Management Plan ... 27
Ttamat Envirenmentel Consultants Ltd. Eitetraie Venion 63
{ DMPROD-#1606512-v1}

29|Page




Item No. I.l.a.

City Council Special Meeting
Page 465).

12435

Page ii

ERMP - Litidsay Thurber Cotiiprehensive High School Site
Historic Waste Dispos: Sites‘,n%e(xtyofRndDe_er
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Tiamet Exvironmentel Consatonts Lod.
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10 INTRODUCTION

Assessment of environmental site chtatoxdenhﬁfpotenmlhanrdsandexpomls by
its natwre; a risk assessment process. The use of various risk assessment fools is a
common practics to decision making in professional practice. The body of knowledge for
risk assessment has produced a wide mtmmtofmzﬂ:odstooon&xtanenvmmmﬂal
rik assessment The many approaches to co a risk assessment ranging from very
basi¢ site-specific empmcal mformation gathered from the field to compléx mumerical
itative models. Typically, selecuonofthenﬁasessnnntpotooohsdetummd
typeofdataavaila e:endﬂleatmbnmswhld;mexposedtoapohnhalndvg;
canbea rela orward s fo a comiplex evaluation
m:r;m-dnmphmrywamofmfm ey N

For example, a proposed residential development project within a prescribed river flood
plain will have several environmental factors asouag:l:tto vulnerabilities and poténtials
for an adverse effect to the. - development from the river (flood, high

gmmdmm pollution impact an upstream- source, et ceters). Cumrent practice

gmdehms, kof pmchoef mm and lo:;fu:::xsldemnms to addre‘;‘g

potential identifiable vulnerabilities. These reviews and considerations are intended to
assist the design professional to mansge the identified vulnembilities and the associated
risks to ensure appropriate levels of mitigation and adaptation are incorporated into the
development with the objective of having an appropniate level of protection for each
stakeholder and the natoral environment

Risk assessment can be broadly categorized into three main types: quahtatm, semi-
quantitative and quantitative. Each type has unique lindtations t6 subjectivity of data and
each have a common ontcome to serve as a decision making tool for management.

A commonly applied qualitative risk assesmnttoolcanbesnnplyﬁlusﬂatedmamamx

forta below. Level of Risk
1
A ( )
Se‘f}""{ Mediom | L M H
Consgqugnoe Lot L M . H L
Low | Medium | High | Probability of
‘ Occurrence

A semi-quantitative pfroad: to risk assessment réquires some first-order estimates as
inputs into a risk model. The semi-quantitative a;llp;iproach is more sophisticated relative to
the subjecuve qualitative screening approdch and is not as numerically demanding as a
quanfitative risk assessment involving more complex mumerical models and
environmental statistics.

Tiamat Enviroxmental Cotseitunts Ltd.
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The semi-quantitative approach is commonly apph'ed to smaller project sites and is an
appropriate approach for the LTCHS Site. .

As noted, a semi-quanfitative approach does not require analyzed probabilities or high
level statistical and mathematical data sets, which may largely be subjective and difficult
to vesify, creating a new set of uncertainty. The semi-quantitative process includes a
hierarchy of identified risks specific to the site, munerical risk estimation and ‘an
interpretation of qualitative considerations founded on professional experience and
judgment. The hierarchy of identifiable risks is generally outfined info 2 matrix similar to
the above, reflecting an order of project eg:iﬁc iofities. The matrix format is intended
toﬂlmtatehxa_logicalfas]ﬁon&o{ﬂ: dogmblewxhaabﬂanndi&advm
impact. Risk rankings are usually divided into three groupings: low, medium and high
with a prescribed level of action appropriate to respond tol-?;otenﬁal level of adverse
consequence such as: -

¢ Lowa e risk value. Management can decide what form of cortective action(s)
toinplement or accept the potential risk.

o Medium te risk value indicates mitigative and/or adaptive actions would be

~ deemed t to minimize the probability of an adverse effect. Immediate reaction
is generally not required but action would be necessary within a site-specific time

» High aggregate risk value. Mitigating and/or adaptive measures are to be exercised as
soon a¢ practical in order to reduce the identified hazard

It should be noted, to a practical level as possible, a risk assessment should be exercised

in an objective fact-based manner to avoid pre-determining a desired outcome, i.e. allow.

the facts to “speak ™ Accordingly, to effechvely develop a risk management plan with a
scientifically supported project decision making process, the risk assessment should be
developed in 2 manner which is consistent and defensible while recognizing limitations to
the data set and the inherent uncertainty to available site information and subsurface
parameters. This knowlédge can then be applied in a defensible and justified manner to
mzke appropriate risk-based decisions.

In summary, within the practice of risk assessment, thee are many other methods and
approaches to lefing a risk assessment. Each has differing attributes and limitations.
results of a risk assessmenit are either applied to better und; the levels of isk to
ial identified hazards or the results become an indicator to support further
mvestigation and research. Information on the types and the merits of differing risk
assessments are widely available to the reader. For this project, an evaluation of risk is a
systematic process involving the identification and contparison of specific assets and its
associated vulnerabilities with consideration of the likelihood for an adverse effect to
occw.

Tiamat Envizormental Conseltonts 14d.
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'l'hedevelopmentofasnte-speaﬁcmvnomnmlnskmm ement plan (ERMP) is a
component of a structired risk management process utilized TbeOltyofRedDeer
Mmul&ofﬂnnskasesuuMmmtmdedtompponnsk-bmddmmbyﬁn
Management at The City of Red Deer:

In order'to deiveldp a defensible risk management plan, the approach considered to be
appropriate for.this project is a preliminary quantitative risk assessmerit. Health Canada
has developed guidance documents to enable a consistent and défensible evaluation of

'sme-speaﬁc data. A simple semi-quantitative protocol rather than a detailed

protocol is appropriate for the level of data available. A semi-quantitative L is
acceptable to most regulatory”jurisdictions for a project of this scope strikes a
reasonsble balance between a purely. subjective qualitative protocol and the highly
analytical - intensive quantitative protocol. Health Canada refined and released the

forenvnomnenmlnskassemnthembamlOmdan e and

framework
revision in' 2012. The Health Canada approdch was selected over the 1996

meotkforEoologwaleskA&cmment The CCME and the Health Canada risk
assessment process are the two nationally accepted processes for risk assessment Local
provincial ministries have developed specific risk assessment pmtocols that are modeled
from selected attributes of-vanous risk protocols from'’ various organizations. For
instance, the Alberta Tier 1 and 2 Soil andGromdwathmd:auonGmddmm
focused on’ the assessment and:1emediation of contaminated soil and g

Generic mumeric guidelines for target chemicals were derived by the application ofthe
OCME 2006 Protocols for the Derivation of Environmental and Human Health Soil
Quality Guidelines: The CCME Ecological Risk Assessment process is also focused on
target chemicals at a site. These approaches are directed at the concentrations of target
chemicals at a contaminated site.

'TheHealﬂxCamdaapproachfomsmonthensk of exposize to a receptor and not the
concentration of a target chemical Hence, for this- project, in order.to develop and
evaluate a risk model orpotenhalmceptmatvmousdmlopmms to the exposure of

“transient soil landfill vapours emanating from the LTCHS Site, Ghe Health Canada model

is considered more dppropriate telative to the above noted altémative risk assessment

Health Canada ouﬂma a preliminary. quantitative risk assessment (PQRA) in order for
various industries toapplyastandatdmeﬂ:odandmmnpuonstomsme tential
environmental exposures and their risks are not underestimated in the risk 1. This
]Emeh is to address historic problems during peer review of past site risk assessments.

aconsmrahvenﬁapmtahontoﬂ:enskoutcane, such that in the

event of an identified potential risk outoome gﬂ)!e or acce able; the actual
site condition(s) will essenhall amn e or a e level of risk.
Com*ersely should the outcome for a potential level of risk be unacceptable,

further mvesuguon may be warranted to better refine the conservatiom and reduce
uncertainty or the actual site condition(s) present an unacoeptable level of risk warranting
a site-specific response to address and reduce the predicted risk for an adverse impact.

Tiamat Exviroxmental Consaltants L4d_
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Key results from the Phase I and If ESA have been consolidated to construct a site-
specific preliminary quentitative risk assessment. The output from the PQRA is

incorporated into risk management strategies and the dévelopment of a site-specific risk
managemetit plan. Tiamat Environmental Consultants 1td. (Tiamaf) presents ﬂns

EmmmmtaleskManagenemPlan(ERMP)forahstoncwastedlsposal
designated as the Lindsay Thurber Contprehensive High School (LTCHS) site.

This report presents the scope of work, a summury of the findings of a PQRA and a

proposed ERMP' for the Lindsay Thurber Comprehensive School Site. The
mfomnuonpmmtedumtmdedtobeastan&lonedoamt Spigﬁc site information
that is deemed supplementary and not critical to the ERMP has been excluded in fhis
report. Should the reader wish to review this typé of iniformation, the reader should
peruse the associated 2013 PhaselandllESArepoﬁs fortheLTCHS Site aspreparedby
Tiamat

11 Scope of Work

A sumary of the key tasks for this ERMP mmmmeabflm

o Identify chemicals of concern in environmental media (soil, growdwater, soil gis);

o Assemble cherhical and physical attributes of eachidentified cheinical of concern;

e Coilect toxicological information arid identify data 84p(s) for each identified chemical
of conoem;

s 1dentify. recepfors (man, biota and river) and the varions Toutes of potential

o  Evaluate the compiled data using a standard PQRA approach.

ERMP

o Develop a site-specific ERMP incorporating the findings. of the PQRA with
applications to the four limited/restricted land uses (school, hospital, food enterprise
and residential), generdl commercial developments and the installation of
infrastructure such as utilities.

Tiamat Exviroxmental Consultants 144
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12 Summary of Previous Work and Project Status

The original LTCHS - faahty predates the waste' disposal activity. Mmnicipal records
suggest the historic waste salacuvnyoccmedowapmodofabantwoyears

‘between hine 1965 and July 1967. The estmated age of the waste material, post closwe,
. is about 46 years, more or less. ’Ihennmxcxpalrecordsalsomdxcate'lhe(ityofl!ed

Dees, with acknowledgement. from the Provincial Health Region and the local School
sthct,undatookﬂnplaoemntofsamtuywasteontoﬁnsme. Since then, the LTCHS

facﬂxtyhasbeeneapandtdmumstomammmﬁ‘gmmon The inf
of the historic waste area Lies within 30 m, more ot less o ﬂ:eemshngLT%ly

Other nearby wtsmdndesvanom hcmsutuuom,msldmualhousesmd
llgh!connnemal P

Previous eavironmental mvesugauons for the site'and the lngh school facility have been
conducted by various consultants since fune 2004

¢ Phase 2 Environmental Site Investigation, Landfill at Lindsay Thurber

Conmprehensive School SE 21-3847 W4M, Red Deer, Alberta,
June 2004. otechmical Consulting Limited.

¢ Landfill Gas Control sal and Risk Manageinent Flan for the Former Landfill

in SE 21-38-27 W4M; Near Lindéay Thuber Comprehensive High School, Red
Deer, Alberta, August 30, 2004. Prepared by Parkland Geotechmical Consulting

. ort City Landfill Site Thnber
%&w Pet of SE 213807 wmma,m
2007 Preared by Saatec Consutiog Ltd and Parklznd Geotechnical Consulung

o Phase 2 Environmental Site Assessment, vacGlenSchooll.mds,deDeer
Alberta, November, 2008. Prepared by Parkland Geotechnical Consulting Ltd.

e Lindsay Thurber Comprehensive High School, 2011 Gas Monitoring Program,
Odobet 31,2011. Prepared by Parkland Geotechnical Consulting Ltd.

¢ Lindsay Thrber Co sive School, 2013 Gas Monit Program,
June 3, 2013. Prepared andegettednnwlConsulhng o

s Phase I Enviformental Site Assessment, Historic Waste Disposal Sites, Lindsay
Tiauber Comprehensive High School, Septensber 24, 2013, prepmdby'ﬁmnat.

e Phase Il Environmental Site Assessment, Historic Waste I Sites, Lmdmy
Thurber Comprehensive High School, March 6 2014, pre b} Tiamiat.

Thamat Exvironmental Consultants Ltd.
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The noted documents were provided by The City of Red Deer and the Red Deer Public
School District No. 104. Key information from the referenced documents was
ggﬁghdat_edandtdenﬁﬁeddata gapswueaddressedmthe&aseIESAnpod(fmt,

lbescopeofmveshgauonforﬂumBPMSenESAwasd&yxdtoaddmsﬂw
envirormental conoems identified from the Phase IESA_

The key results of the 2013 Phase 1 ESA are a5 foflows:

¢ The estimated areal footprint of the historic waste is 105,800 m® 26.14 ac). The
waste is situated on native pervious gravel and sand

. Gtmndwatermaisa imately 2.8 m bemy%ml andﬂllxesmﬂngg
waste maf average c gradient leaving the site is 0.3%
towards the Red Deer River. Applying an intrinsic horizontal permeability of 107
n#secforﬂxesandmdgmveLﬂwmﬂhngsmtehonzmlﬂowvdoatyw
about 2.7 m/day, more or less.

+ Dissolved volatile organic compounds (VOCs) and other petroleum hydrocaxbon
m@m&mmk&ctedatﬂndownmmmtumommmg

. Labomtory results of groundivater samples from the down-gradient monitort

wells show several dissolved parameters (indicative of the presence of leachate)

in the local groundwater leaving the site. This is firther characterised the ﬁeld
measured water quality indices showing high negative redox pot
anokic condition of dissolved oxygen in groundwater.

¢ Leachate in the down-gradient gromdiwater .appears to be predominantly
mor ic compounds and nutrients. VOCs and other dissolved hydrocarbons were
ed in the August 2013 testing event.

o Adjacent and nﬁ developments include two schools, pubhc institution,
resldennal homes and natural areas: There are presently no obvious activities on
the adjacent lands that are interpreted ss an environmental concem relative to the
site.

. I.igt molecular-weight petroleum gases were not defected at the soil vapour
wells.

* Volatile petroleum hydrocarbon oomhtuents to carbon chain 12 were consistently
defected in each of the five soil vapour wells. Additionally, semi-volatile,
halogenated and oxygenated volatile hx ons and ketones were identified in
the soil vapour sanples.

Tiamat Exvironmental Consnitunts Ltd.
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The findings of the 2013 Phase I ESA suggest mild to moderate. strength leachate
oonshtuglt?m present in the groundwater leaving the site and flowing towards the Red

The initial assessment of landfill gas (LFG) shows the soil gas to' compose of mmerous

volatile chemicals. A summary of the identified chemicals of concem are tabulated in

Table 2A.

1.2.1 Site Description and Environmental Setting

The historic waste material lies within three subdivided paroels of land. The legal
descriptions are: -

* Portion of Lot S Plan 4154S;
* Portion of Lot IMR Plan 852 0510; and,
* - Portion of Lot 4ER Plan 912 0819.
The above areas lie within the NE and SE quarters of 21-38-27 W4M.

The historic tvaste disposal area is bounded by the Lindsay Thurber School Legion Track
on the south, the environmental reserve followed by ai oxbow hike (the westerly Gaetz
Lake) oni the east and the Lindsay Thurber Comprehensive High School (LTCHS) on the
west. The area brackefing the oxbow lake is designated as environmental resezve. Land
bounding the west and orth margins of the waste area are urently an openn undeveloped
field

There are no biildings.on the area of the histori¢ waste site. An asphalt paved pedestrian
trail/bike path nms across the histori¢ waste site. This public trail extends from the
south side of the Lindsay Thurber School Légion Track, parallel to fhe westerly Gaetz
Lake and branches to the Parkland SchoolandtheK_eyyWPOOdNa&ugCentre.

Furthér west and northwest of this waste site are the River Glen and Parkland Schiools
and the Kerry Wood Nature Centre followed by the Red Deer River. A site plan shotwing
the current swrrownding land uses and the approximate footprint of the historic waste
material is presented as Figure 1.

{ DMPROD-#1606512-v1}

37|Page

A




Item No. I.l.a.

City Council Sﬁecfal M’eet"ing
Page 473§.

12-435 _ Page8
ERMP - Lindsay Thurber Comprehensive High School Site
Historic Waste g:sposal Site:,%'e City of RgllDeet

1.3 Regional Geology and Hydrogeology

Within the inmmediate area of the historic waste there is no noted direction of principal
overland flow or surface run-off conirol measures. There are no obvious environmental
concems for ‘surface water n-off or nun-on throughout this area. This area is miapped
outside of the 100-year flood fringe (Environment Canada and Alberta Environmental
Protection, Edition 1, 1995).

Following the recent severe June 2013 ﬂoodmﬁismﬁaiudmeﬂoodﬁngemy
be updated following a reviéw by the provincial autkority. The Red Deer River is about
200 m, more or less from the nearest point of the historic wasts area.

Two (2) pérmanesit surfice water bodies, Gaetz Lakes (pair of 6xboiv lakes) and the Red
Deer River are situated east and west of the historic waste site respectively. The site and
immediate area lie within a zone of gromdwater discharge with an component of
flow to the lake and the river. '

The niver flows from a south to north easterly direction while ground topography
indicates the oxbow lakeé approximately follows the elevation of ﬁ:; Red Deer River.
Based on a loca) topographic map for this area, regional groundwater floiv is expected to
be north-northwest towards the Red Deer River. A previous study, by ofhers, concluded
the water level in the Gaetz Lakes (oxbow lakes) are l&%&g&aﬂicﬁﬂy connected to the
Red Deer River by the underlying river valley gravel. Thus, the inflow and outfiow of
fwater at Gaetz Lakes is predominantly influenced by the lével of the Red Deer
iver -and ofher. climatic and physiéal.oondiﬁonslﬁredpimﬁon, evaporation, soil
permeability). In the imiediate area of the oxbow Iakes, there may be some minor
ccmponent of flow to the lakes. However, regionally, the 1akes and the Red Deer River
are mterpreted to be hydraulically d though in an sttenmated manner. On this
basis, there is a low pofential for the oxbow lake to be exposed to leachate from the local
groundhateér system. .

It should be noted that local topography, geology, land development and soil disturbances
might influence the local movement and pattern of groundwater. Furthenmore,
groundwater may also fluctuate from seasonal and climatic conditions.

A summary of {hie published geological and hydrogeological information is presented in
the September ZOIFPha_se I ﬁt_!pott .

Underground mmmicipal ttilities identified to be in the immediate vicinity of the historic
waste site consist of one stonm sewer and two sanitary. sewers ali befeen the
LTCHS fucilities and the westerly perimeter of the historic -waste. These three sewer
pipes extend towards and then across the River Glen School yard. A dedicated storm
sewer pipe serving the north portion of the LTCHS facility difects surface nmoff through
the historic waste site. with an outfall at Gaetz Lake. The relative locations of the
underground nnunicipal utilities are shown on Figure 2.

Tiamat Environxmentel Consrlfants 14d.

{ DMPROD-#1606512-v1}

Elrciraxic Verriax 03

38|Page




Item No. I.l.a.

City Council Special Meeting
Page 474

12435 ) o Page9
ERMP . Lindsay Thiber Com”:ihm've High Schoo! Site
Historic Waste Di Sites, The City of Red Deer

Potential environmeéntal concems arising from the historic waste site are grouped into

‘three broad categories:

» - Ground stability issue where the historic waste Lies;
* Contintral generation of soil vapour from the decomposing waste materials; and

o Lateral transport of groundwatér which passes through the waste material and
ultimately dxsclmgng&the RedDeel'RnE;s ough

Several geochemical processes and physical settlement ocours as the bimied historic

waste materials decompose. There is visual evidence the cover for the historic waste has

seftled in an irregular manmer. ‘The grass and undetlying loam lies in 4n tneven mat

across areas underdain by the historic ‘waste. Anecdotal reports from the City Parks

Department to repair.the surface of the funning track on an-annual basis due to engoing

settlement is indicative of the instability of ie ground surface overlying the historic
; A

Landfill gas is a oduct of a geochemical process associated with the decomposing
waste materials. lﬁg{mﬂ vapows comprising of constituents from landfill gas can
migrate in the subsurface. The geochemical process also yields soluble hydrocarbons to
ﬁ:e?qmglgvate,systzmwith soiie volatile components cagele of degassing into the soil
VapOUr Tegime.

Circa 20042005, the Red Deer Public School District and The City of Red Deer
commissioned finther investigation of the historic waste area aiid the installation of
landfill gas control measures to protect the LTCHS facility from intrusion of landfill soil
vapours. Other public mmtunonalw ying within 2 300 m radius of the historic
waste include the River Glen and Pa I$ and the Red Deer Memorial Centre,

refer to Figure 1. To.our knowledge, no othier mitigative efforts have beén imdestaken at
other nmg'nb‘tﬂdmgs i

For the urban developments situated in proximity to the historic waste, the environmenta)
health concems are broadly defined into two categories:

1. Imdﬁllsoilgas from the vaste material, and
2. Leachate as groundwater passes thiough the waste material.

The ground stability overlying the waste area is deeméd a structural mainfenance issue
and an avemue for water infiltration and percolation to the groundwater regime. As
surface infiltration percolates through the historic waste materials and contacts the
groundwater table, leachate is formed” This leachate is a potentially polluting liquid that
can adversely affect the local groundwater system A summary of the site-specific
attributes for potential exposure to landfill soil vapours is presented as Table 1.

Tiamat Evironmental Constltants Lid.
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Concentration of lindfill ¢oil gas can be influenced by temporal effects such as
temperature, precipitation, soil texture, soil moisture and the geochemical processes at the
source area. Conisequently, the most immediate concem to environmental health of urban
developments is the potential exposure to landfill soil gas. There is also a potential for
dissolved Iandfill soil gas constituents to degas from leachate leaving the waste area. This
degassing is al¢o capable of contributing to the Iandfill soil gas matrix.

14 Euvironmental Guidelines and Regulations

This historic waste site has been closed from Imaﬂﬂlgﬂgg about 46 years and is
considered to be a non-operating nuinicipal landfill. It is understood there is no regulatory
;equnemen: to remediate or decommissionfremiove the waste material from its preent
ocation. . '

Within the Province of Alberta, The Municipal Government Act, Alberta Regulation
43/2002 with amendments itp to and including AB Reg. 31/2012, Part 2 Subdivision and
Development Conditions, Section 13 Distance from landfill waste sites prokibits
subdivision and development of the following four types of developments:

¢ School,

* Hogita,

o Food establishntent, or
s Residence,

within 300:m of the disposal area of a non-operating landfill. The regulation has a
provision to permit the Deputy Minister of Alberta Environment Sustainable Resource
and Development (ESRD) to consider a written consent to vary the regulated sefback
distance for the above stipulated types of development. ESRD has published a guideline
fmsﬁng consent to vary the setback distance for a developnient to 4 non-operating
las A copy of the most cuvent version (May 2013) of this guideline is provided in
Appendix A.

Presently, The Province of Alberta does not have réference criteria for volatile chemicals
in air. For this ERMP, a systematic approach to assess the potential risk for an identified
chemical of concem has been applied, refer to Section 3.2.2.

"Tiamat Eaviroxmentel Conseltants Led.
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2.0 CONTAMINANT SITUATION

Chemicals of concem identified from the Phase II'ESA have been applied for the
‘development of & site-specific ERMP. Presumptions for the identified: chemicals of
concem are solely sourced from the historic waste disposal site and no other off-site
source. The lands bounding the historic waste disposal site are considered {0 be potential
receptors of contaminants migrating from the historic waste disposal site. The two

principal patiways for exposure are landfill <oil gas and grondwater containing leachate.

The available sne-spec:ﬁc data set for the LTCHS Site reflects a simmer (August 2013)
testing event. To gain a “snap shot” of the seasonal range of soil 1txs
reoommndedawnﬁerdatasetbeobﬁmed.ﬁexﬂeniwtoobtammbmnfaoe
ﬁ’ozeng'amdcomhhonswhemsoﬂmpmneonsuhnm:thatwmﬂdmmﬂyvmto
‘atmosphete in the summer would be in a-confined state and accummilate beneath the
frozen ground. Thi¢ scenario would reflect a “worst-case” for potential intrusion of soil
vapour into a heated building.

2.1 Groundwater

The interpreted pattem of local graundwaterappearstoﬁowmanoﬂh—nmh\vm
direction relative fo the historic waste disposal site. The water quality at-the down
gradient test locations indicate the leve] of mmpact by landfill leachate indicators to be
relatively lowm&nodeteetnbledzssolvedvolaﬁle * compounds.

The matiral gravel and sand in the river valley and underlying the waste material is
pammsmdthemdsymmdmapxpammgﬂnhmncmmdnpomlsmue

m tonotmﬂnmeﬁtepaﬂanofloul?mmdmter Thus, the migration of
lea would be governed by the natural pattem of flow
'I'he-grmmdwaterwloatyxsmhmztedtobﬂ?ml mcludmgofhermﬂnmoes

the groundwater with leachate leaving the site is pr icted to reach the tiver in 75 to 80
days, more or less.

2.2 Sofl Vapour

The concentration of landfill soil gas was not notably elevated at the test locations.
:Hotwever, a variety of VOCs includmg the preseace of various siloxanes was rioted and

clearly suggests the presence of landfill soil gas.

Asxde from soil landfill gas, other potential sources of indoor air vapour infrusion include
.clim petroleum hydrocarbons and other réfined petroleum solvents (chlorinated and
orinated). The presence, fate and movement of these various chemical vapours

\faxy substantally in an unsaturated zone. These boundary conditions can influence their

Tiamat Exvironmentel Conseltants Ltd_
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respective persistence in the subsurface and the risk of intrusion into a building esivelope.
For this project, other potential sowrces and types of volatile soil vapours are not
evaluated.

A general conceptualized illustration of volatile soil vapour in the unsaturated zone along
wigx pofential naturally occurring attenmating mﬂum:spgs depicted below.

‘SaturatedZomes

s Dlisobved Phase

arrobic/anaerobic

To evaluate whether the potential attenuation of some soil vapoir constituents is.
occurring at a specific development would require an on-site specific evaluation. This
level of assessment for the soil landfill gas encoumtered at the LTCHS Site would require
a rigorons seasonal testing program. Attenuation of a specified soil vapowr constituent is
the reduction of the conoentration of the contaminant chemical in a substuface plume as it
migrates from the source area. Physical factors affecting the attenuation of an identified
chentical contaminant that is present in a soil vapour phume include, in no order of
priority and the following factors are not an exhaustive list: '

» Vertical and horizontal sepamuon of the receptor building relative to the source;
* Range of fluctuation, gradient and depth to graundwater;
* Preferential subswface pathways for soil vapour migration and points of ingress

(POIs) into a building; and
o Seasonal climatic effect of temperature to air and soil, wind, precipitation and
barometric pressure. ' o
‘Tiamat Eaviroxmental Consuttants Lid. Tiestrexic Versiea 03
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Chemical attributes influencing the in-sita attemiation of soil vapour constituents include:

* Rate of bio-attenuation which is affect by biological (usture and type of microbial
activity) processes; .

e Availability of subsurface oxygen;

¢ Soil moisture content and fraction of organic carbon; and

¢ Vapour pressire and vapour density attributes of the chemical.
The collection of data to determine an‘attenuation factor for specified contaminant
chemicals of concem 'and whether a chemical interaction exists is a complex and
expensive sesies of tasks ard (typically) the results would kely be of Limited usefilness
for this project. . ' _
Hence, natural aftenwation factors can be inherently difficult to evaluste nd

ively for this project, attenuation of the soil landfill gas has been not been

considered in the calculahons for the PQRA

2.3 Esposure Pathways

y, -

s isl_upmﬂmm that subswface soil vapowr may be present undemeath the building

footprint. Soil 2ay migrate into the building by way of fractures and joints in the
ﬂoo?tg_t mvz;f mmay t"fnmingmss (POL). It isd—‘u&:yst the building doé not have a
basement. '

Subsuface soil vapour may migrate to near-by residences. The & sute pathiway for
mmmﬁammﬁonmm 1§ dlways comimto human health.
Based on the laboratory results and field observations, thére is a potential for oil vapours
to migrate to residential properties west of the LTCHS facilities, across 43 Avenue. POEs
for potential subsurface soil vapours are anticipated to be from pipe penetrations, cracks
and joints in the basement floors and foundation walls. Field data and labomto:ly results
for groundwater suggest the degree of saturation is very low. Thus, the poteatial for soil
vapours containing landfill gas from he LTCHS Site is proportionately concidered to be
low or negligible. - -

Groundwater

The dissolved organic hydrocarbons measwred in the groundwater jrésents an
environmental conoern for general water %objeoﬁves. Presently, local groundwater
is not utilized However, the policy of is to protect all water resources and
gmcllla:aoe for managing contaminated gromdwater in Alberia on a risk-based approach is
app : : ' ‘

Tiamat Enviroxmentel Constltants 144,
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Present findings demonstrate a minor level of leachate parunseters in the groundwater
leaving the site. This condition and situation will likely contimie and persist

Sofl Contaniination :

Given the depth to the zone of impact, direct contact by local residents with the impacted
-soil underlying the waste material is considered to be practically negligible: However,
direct contact with inmpacted soil aind groundwater may be possible by excavation
contractors involved with maintenance and comstruction’ acﬁvnPt‘i,ssimlag:)ig to buried
utilities within the area of concem. Contractors should be informed and made aware of
the potential hazards and implement an appropriate safe work (ECO, envirommental
construction operntions) plan’ )

3.0 ENVIRONMENTAL RISK ASSESSMENT

The use of various risk assessment tools is-a common practice to decision making in
professional practice. For this discassion, an evaluation of ridk is a systematic process
involving the identification and evaluation of hazards, exposures and receptors with
specific foous to its associated vulnerabilities with consideration of the Iikelihood for an
adverse effect to ooour. In general, a risk assessment is a tool to assist decision makers fo
unnage the potential risk(s) for an adverse effect from an exposure fo an-identified

The reliability of the results from a risk assessment is contingent upon a certiin amotmt
of information. Consequently, a natiral impediment for a risk assessment can arie from
data gap(s) and uncertainties associsted with available information. With professional

Judgement, a Factor of Safety or amplification factor is typically applied to compensate

for the uncertainties and data gaps.

Consideration of the availsble data and resources for this project, a preliminary
quantitative risk assessment (PQRA) is viewed ds an acceptable approach to conducting a
nsk assessment to suppoit 4 site:specifi c: environmental risk management plaii The
PQRA strikes a w&m a simple qualitative (highly subjective) nskpsl:;enmg
process and a defailed quantitative environmental risk assessment. Generally, the degree
of reliability, accuracy and defensible quantification of identified risks improves as the
levelbfmwhhtydm:midmﬁomasubjecﬁveﬁskmwtoaq\mnﬁmﬁwmodel

The PQRA may be viewed as a working madel that can be furthér developed into a site-
specific-quantitative risk asgessment In essence, 2 PQRA ¢an be directly developed into
a site-specific quantitative risk assessment by inoorporating more extensive physical data
and more complex algorithms in the risk model.

The PQRA applied for this project utilizes prescribed methods to,enswe exposures and

the assessed risks are ot vnderestimated. Hence, when a risk outcome is deemed
negligible then the actual site risk would most likely be presented as negligible. Contrary,

Tiamat Enviroxmental Coxsaltunts 1A
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when a PQRA risk value shows a potential for an inacceptable level of risk, the actual
site risk may be unacceptable or it may require firther additional assessment to address
the conservatisn and wmcertainty in the PQRA process such that the specific risk can be
better inderstood and i '

" Atthe LTCHS Site the various potential subdivision developments applicable to AB Rég.

432002 along with the ofher potential general commercial developments and activities
associated with utility infrastructures, the potential recéptor attributes imput to the PQRA

Residential - is a primary activity of the property and inciudes detached houses and
multi-family , buildings (side-by-side, condominims/spartments). Default exposure

ptions for adults and children are 32.9 kg child over 5 years old, 70.7 kg adult over
20 years old, inhalation rate 166 m’/day for an adult and 14.5 m’/day for a'child, total
annual expisure 24 hours a day, 365 days/year for a 80 year residence time.

Non-residential Institutional inctudes school and hospitals. 70.7 kg adult over 20 years
old, inhalation rate 16.6 m'/day for an adult and 14.5 m/day for a child, total anmal
exposure 8 howrs a day, -5 days a week for 52 wéeks/year for a 35 year period of
employment for workers end 12 years for students. '

Non-residential Commercial can include a diverse range of activities and land uses
including low sensitive uses including warehousing, service station and more sensitive
uses such as day care centre, medical clinic. De: t exposure assumptions for workers
are 70.7 kg adult, inhalation rate 16.6 '/day, total aniual exposure 8 hows a day, 5 days
a week for 52 weeks/year for a 35 year period of employment.

Other potential land developments which are not addressed by Section 13 of AB Reg.

43/2002 such as retail and Gight coiumercial activities-and the installation and
maintenance of underground ufilities would elso be sitbject to potential exposure, Thus,

for other retail and light commercial activities the above attributes for non-residential

activities and an additional group subject to potential exposure to remote soil landfill
vapours is the:

Construction/Utlity Worker at construction sites with exposure to soil vapours, not
inchudi sure to amy other sil ific chemmicals. Default exposure assunptions for
m mg adult, inhala ﬁm m*/he, total anmual exposure wsump hours’day, 5
days a week for 48 weeks/year fora 35 year period of employment.

In general, the above exposure settings and the applied attributes are intended to yield a
conservative outcome such that the real-case a:p?slt,xre situation would be exped«? to not
be more than the model parameters for the given specified hazard. Itis acknowledged the
Health Canada g:gt:ool for residence time (80 years) and ::fln)mnt time (35 years)
may not be reflective of the majority of situations. Regardless, this look-to-exempt
approach, meaning that if a single HQ outcome is greater than.1 in a scenario then a
mitigative requirement is-idenfified With receptors being “off-site”™ relative to the

Tiamat Enviroamentel Consultants Ltd.
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LTCHS Site, the inhalation foute to a wvolatile cheimical via vapour intrusion becomes the
greatest potential concem for exposure. Subsirface VOCs may degas from leachate
leaving the LTCHS Site and thereby contributing to the subsurface soil vapours.

Health effect(s) are: oontmgent on a variety of factors-including level, duration and
frequency of exposure, toxicity of the chemical and individual sensitivity to the chemical.
The principal concem-for this PQRA is whether- the identified chemicals of concemn

potentially pose an umacoepfable level of risk for chromc health effects due to a long-

temn, low concentration exposure soenano

It i$ recognized, the PQRA preseiifed here is conduicted with munerous assumptions and
limitations. Consequently; ﬁnsPQRAshonldnotbemmedasaoonKehumvemalym
for mypaxuaﬂnpropextyl)mgmﬂxmﬁwptmbeddlmncec from the LTCHS Site. As
noted above, the PRQA is a standardized approach developed by Health Candda and for
this project, the PQRA is infended to be to support the regulatory review process
for subdivision and development applications which fall into the regulatory framework of
AB Reg. 4372002 andoﬁmpotennzlgnnmlcommamldevdopmanqnduﬂny
activities lying within the prescnibed sefback distance for the LTCHS Site.

Tiamst Enviroxmental Consattants Ltd.
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The diagram below illustrates the process to formmlate the risk assessment process to
assist with the regulatory review process for a proposed future subdivision development
within the regulatory setback distance of the LTCHS historic waste disposal site.

Process of Developing ERMP
Lindsay Thurber Comprehensive Righ Schaol Site
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31 Identified Environmental Health Concerns

The environmienta] health fisks presented by this historic waste site to the existing and
future developments is primarily from | soil gas and to alesser degree from volatile
constituents that degas from leachate jeaving the historic wasts site into the nsaturated
zone above the groundwater table.

The age of this non-operating landfill (about 46 years) suggests the production and
Elghiy'oflandﬁll 2as may have peaked and/or stabilized. Asr:goﬂedintheQOl?o Phase

It is noted, the initial assessment for soil vapowr ocowred during the summer and
Tiamat Exvironmentel Consnitonts 14d. Ktectraxic Vensien 03
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higher subsurface concentrations may result during the winter, in frozen ground
cog:i:ions‘ Generally, the potmﬁalngysk of exposure to soil vapours increases durin
tising groundwater and frozen ground conditions. ity to gather further seasonal
data would assist to better understand the subsurface environmental conditions and
whether potentials for transiént variables persist at the LTCHS Site that could present
further exposure hazard.

For the leachate leaving the site, the river is considered to be the most sensitive receptor.
Initial results indicate the leachate-is predominantly composed of a mixtwre of inorganic
i and mirient compounds. The measured concenfrations do not suggest an immediate risk
to the water quality in the river. Hence, it is not anticipated thie leachate will be a notable
hazard to the river. Dissolved volatile comgounds were not detected at the down gradient
groundwater monitoring wells in August 2013, Hence, it is presumed VOCs degassing
from gromdwater will not be a factor to off-site subsurface soil gas.

IngmeraLﬂxeiiskﬁassociatedWiﬂzsoﬂvapanmdleachntetq_landthatisoﬁ‘-sit_eofﬂxe

istoric waste disposal area is the focus of protection by AB Reg. 43/2002. To
dmmmmemlmmnwpowmnmionpathmysforﬂﬁsmed. a source,
various migration routes and receptors are shown in the pictograph below.

Pictograph Depicting Potential Eirvironmental Exposare Hazards for Sofl Vapour
Intrusion At Land Uses Near Historic Waste Disposal Sites
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32 Boundary Conditions for PQRA

The -logistical boundaty for the PQRA is the prescribed 300 m regulatory setback
distance shown on Figure 1. The existing residential homes and the schools lying within
the regulatory set’oa'cE::e Presumed to predate the historic waste disposal activity and
ABReg432002. ) '

Temporal factofs (seasonal climate conditions, weather, and natural disasters) can
influence the level and duration of éxposure. Should data be insufficient to extrapolate
the temporal variation; then when necessary, a reasonable conservative assumption(s) can
be applied. Critically, it is important to identify the most sensitive temporal factor(s) and
o;nmdﬂ;:gfpbmﬁalfmmmﬂnﬂnmwglme@“dmmmamh outcome
of. model. Accordingly, an extreme - wamant a special
, ®-con %MP This may l?engmidugd‘in%me iteration of the
PQRA model with inclusion of appropriate climate change adaption factors.

3.2.1 Hazard Assessment

For this PQRA, the chemicals of concem identified from the Phase I ESA form the basis
of the list of target chemicals. The chemicals of concem aré summarised in Table 2A. It
should be noted, this list should be viewed as-an interimfprovisional list Additional
chemicals may be added as new information from firture testing becomes available.

A database for the idénified chemicals of concem has been comspiled, refer to Table 2B.
Additionally, a briéf abstract of ‘each identified chemical of concem is provided in
Appendix B. For consistency, ph{ncal.’ chemical and toxicological information was
referenced from Canadian sources. It is recognized somé Canadian sources do not update
the chemical information as frequently as other comntries. However, in many instanoes
the values publiched in Canadian souroes are commonly obtained from American

“agencies, World Health Organization and some European countries. To maintain an

ed PQRA for the LTCHS Site, the toxicological information applied in this PORA
uld be periodically reviewed and updated.

3.2.2 Exposure Assessment
The historic waste disposal site is viewed as the source of the identifiéd chemicals. As

noted in Section 1.4, the location of the waste materials remains fixed and no further
mitigative actions aré planned

Tiamat Environmentol Consultuits Ld.
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Consequently, the potential exposure pathways consist of the following in order of nising
pronty. '

* Biotic uptake (plants, femestrial animals, aquatic life).
* Dermal contact, soil ingestion and ponded water at the waste disposal site. -
* Gromdwater migration pathway.
¢ Unsaturated 2one above the local groundwater table.
o Inhalation of landfill soil gas. .
The caloulated quotient Q) is a risk. estimate determined from the ratio of the

estimated concentration in an environmental medium (air) and the toxicological reference
value (TRV) or tolerable ooncentration for an identified chemical of concem.

3.2.3 Receptor Characterization
The historic waste disposal site is viewed as the souroe of the identified chemicals. As

noted in Section 1.4, the location of the waste materials remains fixed and the city applies
administiative controls to prevent development of either enclosed- and/or occupied
buildings within the area-of the historic waste material. Consequently, the potential
receptors consist of the following in order of rising priority: '

* GaetzLake and the Red Deer River.

* Biofic factors (plants, terrestrial animals, aquatic Life).

* Recreational users of the piiblic pathways, park areas and the numing track.

¢ People in océupied buildings including future buildings.

3.2.4 Risk Characterization

‘Toxicological parameters for the identified chemicals of concem 4and receptor
charactenstics were applied determiine a Hazard Quotient (HQ). A calculated HQ less
than 1 the éstimated potential exposure is below the TRV and the co: onding
health E E,to an exposed person would be negligible for this specific expomrneegtbway.
When the HQisguterm, the potential rate of exposure 1s predicted to exceed the
establiched acoeptable level of exposize thereby warranting a mitigative or adaptive
protective réquirement. ) B
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The inhalation of volatile chémical vapours by humans is quantitatively predicted by:

} Dose (mghkg bwiday) = ConIRuRAFi5 RinDos DDy
| X

Whare:

Cy* conceniration of contaminant in &ir G

IR ;= receptor air intaké (inhalation) rate (m'/day)
wutwamabwmmﬁdmﬁrmmmm(mﬂm)
D,-hmpsmwumns

| D,-Mymewmﬁu(mhmmﬁummdwmommy)
BW =body weight (kg)
1LE=life cxpmy(yun) (iobe awloydtaammmo{moﬂy)

3.2.5 Potential Municipal Administrative Controls

Should soil gas and potential soil vapour infrusion controls are not feasible, other irterim
| orpeumnaumsnt\monalmmcmbemdmdbytheCnyTheselegalmd
‘ administrative: measures can include bylaw zoning conditions, restrictive covenants on-
{ land title and land use advisories.
|

40 CONCEPTUAL SITE MODEL (CSM)

Aconcepmalsltemodel(CSM)hasbeendevelopedtobroadlyx the environmental
concemis associated with this historic waste sité. ThstSstasmp ed representation
of the identified chemicals of concem, the potential routes for contaminsnt migration and
potential - 'lhesevanowroumsofmgauonandpotenmlexpoﬁnsare
assessed to devel e for risk (environmental Liability).
The mdermelmn'e:t};, this Pomhmarymns:; nature and ‘is limited to mmalillty
information compiled from the results of the Tiamat 2013 Phase I ESA.

The CSM is applied to complete the PQRA_ A complete environmental risk assessment
andevaluanonofmmnnmualhablhtyxsbeymdﬂmoomextofﬂusrwt The
infonmation is solely to assist with the development of the site-specific ERMP.

To provide an overview of the contaminant situation, an initial CSM consists of bridging
the identified chenicals of concem to the following two tmain pathways of éxposure:

1. Pathways for contaminant migration; and

2. Pathways for exposure.

Tiamat Environmental Consaltants Ltd. Dectraxde Venien 63
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The migration pathway is illustrated by schematic cross sections. The cross sections are
developed by integrating information from borehole logs, measured groundwater Jevels,
measured groundwater indices and laboratory results. As shown on Figure 2, the selected
cross sections transect the site in two directions, in the interpreted direction of local
groundwater flow and travessing the flow direction. The interpreted cross sections are
presenfed asFigure 3. I

The primary contaminant transport pathiways are described as follows:

¢ - Lateral transport of dissolved volatile compounds in the growndwater passing
. through the waste material. i '

o - Natural degradation process and the volatlization/degassing of dissolved
hydrocarbon constituents from groundwater and from hydrocarbons sorbed onto
. soil particles which can develop into subsurface soil vapour. .

¢ . Plume of s0il vapow, which, pending several physical and temporal fictors, can
wmmhmﬂyw&mmmﬁavgammdadvmmddiﬁﬁon
processes to building envelops and biried utilities. It is noted, lateral migration
could also be influenced by the heterogeneity of the obsérved texture of
- Subsurface soil (units of silt, sand, clay and gravel).

* The latenal extent of the soil vapours may extend off:site onto third party

property. However, the niagnitude of the soil vapours are not considered to.be
sigﬁﬁcmtdmﬁ:gnmmomhs.&&nﬂy,'ﬂmeisnositedalaforamm&
condition

4.1 Contaminant Fate and Transport

Contaminant fate and tanspart refers to the way a substance travels through various
environmental mediums. This section discusses the physical and chemical processes that
affect the subsurface migration of dissolved chlorinated hydrocarbons identifiéd in the
on-site and off-site it areas.

Convection

Convection is the mechanism of transport by diffusion and advection. The generation and
quantity of landfill soil gas is presumed to have peaked and/or stabilized at the LTCHS.
Site. Consequently, the most heavily impacted areas lie adjacent to the LTCHS facilities.

Landfill soil gas may migrate slowly from area of high concentration to regions of lower
concentration. Preferential venting to atmosphere likely occurs during the summer.
Exposwre to volatile vapours exhibiting a specific gravity that is higher than air is

enerally low. For leachate, the transport process in advection is more. rapid thmn
sxfﬁm' ion as substances are usually transported via the bulk motion of gro ter to

Tiamat Exvironmental Consulfants 164
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down gradient areas. In some instances, a dissolved phume can migrate at a rate
exceedmg the flow of groumdwater. L
Dispersion .
The relative concentration of landsill $oil gas in the scil and groundwviiter is considered
low. Accordingly, a dispersion mechanism is not considered to be a dominant factor for
the migration of dissolved landfill gas in the subsurface.
Natural Attengatior | . ‘
Natural bio-chemical and geochemical-occurring processes can be effective in reducing
the toxicity of organic contaminants in the soil mdP;.:mdmm. Several factors affecting
the efficiency and effectiveness of natural aftenuation processes are typically monitored
as a mefiiod to assess mattral biodegradation. Some factors for natural afténuation
include: - -

*  Minesil precipitation.

*  Absorption — fhuid permieates or dissolved by liquid or sotid

* Adsotption—fornmation of gas or liquid film on solid surface.

* Biological Uptake — transfer of substances from the natural environment to plants,

imduﬂ sfer of su 2
*  Microbiological - biodegradation phenomena where the contaminant constituents
are completely minerslized with end products of carbon dioxide and water.

Itis noted natural attenuation processes are likely occwring at the site. An exaniple of the
dechlorination reduction of cis-1,2-Dichloroetiylene can be summarized as: DCE —
Vinyl Chloride (VC) — Ethane. To date, éthane and vinyl chloride have not been
detected in the m'gs or in the gromdwater. DCE was detected in soil samples at TH-
04, TH-05 and TH-09.
4.1.1 Volatile Organic Compounds in Soil
DCE and trace amounts of BTEX cormpounds were noted in the soil underlying the waste

material. The concentrations are not considered to:be significant. In general the soil
quality underlying the historic waste material appears to be relatively acceptable.

Tiamat Exvironmental Consulfants 144.
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‘ 4.1.2 Volatite Organic Compounds in Groundwater
- VOOs were not detacted in the groundwater samples. Tt is unceitain whether this inifial

test result is indicative of the environmental quality of the local fgoundwater. Additional
testing would be necessary to better understand the quality of the local groundwater
leaving the sits,

4.1.3 Combustible Headspace Vapours
On August 15, 2013 combustible headspace vapour readings at test locations lying

outside of the historic waste area ranged from noni-detect 0270 A test event during
frozen ground conditions would reveal the potential seasomrp:::lge of variance for

. Jandfill soil gas outside of the waste area.
- Headspace vapour readings -at monitori g wells situated within the historic waste

mategials were notably higher with the highest combustible vapours to be greater than
100% LEL end volatile vapours to be 25 PR '

4.14 Lateral Transport of Groundwater

'wmb@m&mm&mﬁymsmwmumm

] ed condition within a zone of discharge (upward flow gradient). The cdloulated
horizontal velocity of the groundwater js about 2.7 m/day. The lateral migiation of
groundwater is one mechanism for the distribution of dissolved organic compounds and
constituents of leachate, specifically ammeonia, sulphates, chlorides and nitrites.

mpmnipﬂdhxﬁmofﬂmissﬁﬁmedtobem-nOMMNggemﬂie

-groundwater with leachate leaves thé site onto third party property.

4.1.5 Volatilization and Vapour Migration from Impacted Soil and
Groundwater

The presence of vaious volatile orgmi¢ éompounds and methane are the primary
components in landfill soil gas. Typically, under an equilibrium condition, the relative
density of soil vapour would extiibit a verfical concentration gradient.

Thus, it is expected the soil vapour pattem would exhibit an increasing concentration
with depth am prorizmiy f e gromRenee S

The site information has been reviewed by Tiamat along with consideration of the
relative age (46 years) of the waste material at this site. In August 2013, vapour
easurements at the onsite borehole locations indicate detectable ‘soil vapours are

Tiamat Enviraamental Consultants Ltd.
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present but at low concentrations. Higher concentration may occur when the ground is
frozen impeding ventilation to at .

Vapow measwrements at the off-site borehole locations indicate combistible soil vapours
are relatively low and are 1ot 4 significant concem. .

The ing. of the groundwater elevations and the dissolved compounds in the
grmmjdmtm??gg suggest the groundwater to flow to the north-northwest towards and across
the park lands associated with the River Glen and Parkland Schools and the Kerry Wood
Natwre Centre. In addition, potentially, several residential houses located south of 59
Street and west of 43 Avenne are viswed to be along the interpreted flow path of the
groundwater from the histotic waste area to the river.

Physical factors influenicing the distribution of 50il vapours inchide moisture content and

. texhuare in the soil and chemical attributes of the contantinants of concern. Soil gas also

has a tendency to migrate -pathways of least resistance, inchuding permeable
pathways and/or joints/ cnn:lso;'gs‘cﬂ_sedhmnts: ' 8

Afteruation factors include biodegradation process at the subsurface aerobic/anaerobic
interface, refer to illustration ifi Section 2.2, and the availability of diséolved oxygen.
Attemntion can also occir -from - the, vertical.and longitidinal separation befween
source(s) of dissolved VOCs and a building envelope and preferential flow paths. There
is a gignificant knowledge base demoristrating aerobic based biodegradation of VOCs is
the dominant méchani<m to substiface attemuation. Ideally, a site-specific test wonld be
pecessary to assess the. seasonal variability of volatile soﬂvapmanditso}xopmsitg:
oxygen.

biodegrade within a specific soil texture, moistire regime and availability

cost and bensfit to conduct such an evaluition is ot viewed to be an effective application
of project resource. Conservatively, no aftemuating factors have been considered to
reduioe the potential concentration of the soil vapow constituents.

4.2 Summary of CSM

An initial interpretation of the subsurface siratigraphy, derived from borehole
information, is presented as Figure 3. There is insufficient data to map landfill soil gas or
the leachate beyond thie boundaries of the LTCHS Site. A ammary of the identified
pathways and receptors at risk by the landfill soil gas and the leachate are as follows:

Groundwater Pathwav )

Groundwater lies-at an average -depth of 2.8 m below the ground surface with an
interpreted upward hydraulic gradient. The groundwater table exg'gxts a genitle horizontal
gradient of about 3 mnvm to the north-northwest. To our knowledge, groundwater is not
utilized at locations down gradient of the waste material

Tiamat Exviroxmental Consuttants Ltd_
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The soil cover over the waste material appears to be a thin veneér (less thin 30 cm) of
organic loam. Differential and irregular settiement of the underlying waste material and
soil is clearly evident throughout the historic waste di area. The imegular surface
topography hampers the ability of previous surface grading to divert surface water from
the waste material. Furthermore, the texture of the observed soil cover is interpreted to be
a poor material to prevent surface water from infiltrating and percolating info the waste
material and generating leachate.

There is no indication of soil vapour infrusion/nuisance into nearby buildings from the
contaminants identified at the site. Concentrations of combustible vapours méasured from

on-site monitoring well$ ranged from non-detect to greater than the lower explosive limit

dwring field tésting in August 2013. Concentrations of combustible vapowrs measured at
off-site wells ranged from non-detect to 270 ppm in August 2013.

The perviots nature of fhe ol lying i the unsaturated zone will Limit its effectiveness to
minimize or inhibit the lateral migration of the soil gas.

Sofl Contact Pathway » )
The historic waste area has been tranisformed into a natural park area for public use. The
potential for visitors o contact the underlying waste is considered low. Pets may disturb

the relatively soft and thin soil cover and the potential to expose the inderlying waste
exists. -

Bioic Pathway |

To our knowledge, there have been no niotable adverse effects to the local flora aind fauna
located in the vicinity of the. site. At this time, there is no obvious concem for food chain
transfer or plant ¢ leading to a potential adverse situation.

Environmental Receptors

, , the human exposure ‘pithway is considered (qualititively) to be low.
Nevertheless, there will be a level ofriskt); soiloqntactandql':ll:alaﬁonsllonldﬁttme
construction or re-development activities occur at depths below, 4.6 m in fhe areas
identified by this Phase I ESA.

For potential developments adjacent and in the vicinity (within 300 m) of the LTCHS
Site, the risk of exposure to the identified chemicals of concem are limited to exposre
vie soil vapour infrusion into an enclosed building As noted in Section 4.1, mim
Jeachate leaving the LTCHS Site may alo contribute to subsurface soil vapour by n
degasing. The pmna;y' route of exposure from the identified chemicals of concern
emanating from the LTCHS Site is s01l vapour infrusion.
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50 PROPOSED SITE-SPECIFIC ENVIRONMENTAL RISK
MANAGEMENT PLAN

Soil vapour intrusion into enclosed buildings is well documented. Preferential ﬂlw?s

of least resistance and various POIs pgg; in building foundations are conlcn;us or

potential exposure and resulting fmpact to luman health.

Exposure to soil vapours typically arises from three scenarios:

1.  Soi originate from volatile and semi-volatile organic compounds
rel into ﬁ;'enz\xbsmfm B '

2. Soil vapours may be sourced from spécific inorganic compomnds such as radon,
hydmgenmlp%andekntn;alwuny. .

3. Soil vapours degas in the sibsurface from a dissolved state in groundwater.

In Canada, federal and provincial regulatory agencies have published vapour intrusion
B Py, e e Sty et o 6pue o vy
mtmsun Regulators address soil vapour ifrusion on a case-by-case basis.

Given the elapséd time (about 46 years, more or Jess) for the landfill soil gas, the natural
S e DU et e e
For the fully developed wban setting with consideration of the potential hazards, level of

potential exposure and po ‘receptors, a proposed sife-specific environments] risk
management plan P) is presented. The proposed ERMP is a tool to assist with the

Teview of futwre subdivicion and development applications on lands lying within the
regulated setback distance from the historic waste disposal site. The ERMP has
considered the identified hasards from the historic waste disposal site for each of the four
types of regulated land uses (school, food establishment, hospital and residential), general

commercial developments and infrastructure utilities lying within the sefback distance

The proposed ERMP is intended to serve as a tool dwing the review process for a
proposed sibdivision and development that is located within the régulatory setback
distance. Subject to a proponent’s application to addressing requirements for design and
land use planning, (presmliy ), the general steps for-the deévelopment review procets by
The City Inspechons Licensing are application :pxegomﬁon. submission,
screeniing/reviet, permitting, vetificaion‘inspection and approval for occupancy.

The proposed ERMP is consolidated fiifo a spreadsheet format intended to sssist the
subdivision/development :Eplieaﬁon review process in a timely and effective manner.
Where applicable, the risk management actions are presented in an objective-based

"Tiamat Environmental Consultnnts 144.
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format. This approach is to provide flexibility to the proponent for an application with
mmnm{ prescriptive restrictions to what and how environmental protective measures can
be emp to provide the identified level of protection. Ultimately, responsibility for
the specﬁtd mitigative measure(s) to effectively address the identified m with the
design professional. It is anticipated site inspection dhring installation would become part
of the verification process during construction.

An overview of the proposed process for the. scréening and review of subdivision
development near nor-operating landfill applications is presented in the flow chart below.

Flow Chart for Development Application
- Decision Review Process Near Non-Operating Landfil
School/Hospital/Food Establistment/Residential (as defined in AB Reg. 43/2002)
Other General Commercial Developments and Utllity Infrastructure Activities

\viﬂ:inihommxigdateds:‘szckdistancg

- e TN,

No envirczmental concem relative to

Consult Gendric Strategy Matrix AB Reg 4312002

Review/Verify/Variance Application
No Development Approval/Pesmits Yes Proposed Develogment Proceeds

¥ _
Apply Development Conditions -
~ Eavironmental
)

The primary risk for the potential ingress of landfill soil gas is a result of the initial
screening of identified chemicals of concem having & Hazard Quotient greater than 1.0.
Residential type developments have been ideatified to be the most sensitive raceptors. As
sich, to address uncextainties, a 10z amplification factor of saféty for residential
developments has beea applied in the PQRA with no applied reduction(s) for attenuation
factors. The amplification factor is subject to réview and amendment when (and if)
addiional data such -as additional contaminant information become available. As
additional site-specific information-is évaluated into the PQRA, the uncertainties may
also be reviewed and the level of conservatism may be adjusted or reduced.

Themet Environmental Consalfants 14d.
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The exposwe ratings for the other types of land uses with enclosed buildings will
genenlly be not moa Tt

not more than the values for residential. Notwithstanding, other types of .

building developments such as schd:{,vwb!ic institutions and commercial: complexes
typically include higher performance HVAC systems with greater rates of air exchanges
and lower periods of buman occupancy. Uni ions to these generalities would
need to be addressed on a specific case ba:?!':hem noteworthy activity subject to
worker exposuze to potential landfill soil gas is the utility tworker and the
Submfacemihtym&tm cture inchuding public and private wderground utilities.

The results of the risk: characterization model as calculated values of HQ for the
identified chemicals of concem are summarised in Tables 3A to 3D. The uncertainties
and the conservatism applied for this initial PQRA have bsen in ted into the
baseline ERMP. , 8 HQ value greater than 1 indicates a level of rigk requiring a

level of mitigatiye and/or adaptive action. This broad-based approach is designed to -

improve the clarity and fimeliness for. the development application review process. It
umst be recognized and ‘acknowledged, the ERMP for-the LTCHS Site is an ~

approach based on test fesults cbtained from the LTCHS Site. Extrapolations for
mﬁalmvxronmmml' risks dssociated with leachate and landfill soil thg

the historic waste disposal site have been factored into the proposed ERMP. In the
mm&;&mﬂwgomdmmwﬁdeum_itismmmmmqﬁty
view the ERMP as a dynamic guide subject to periodic update, refer to Section 5.6.

Itis acknowledged, ahappﬁéantmayaccﬁtthemtocols applied in this ERMP or chose

to develop their own sit ific plan. In this event, it is recommended the applicant
apply a similar assessmoént and testing methodology to ensure_the results can be

ized and compzred to the information presented herein. At the discretion of The
City of Red Deer and in consultation with the Provincial Ministry, a blanket application
for variance may be pursued to reduce the technical and administrative burden for fiiture
site-specific variance applications.

The followi subsections outline the suggested minimum strategy for the four stipulated
:yl'pesfvof jvision developments identified in Part 2 Section 13, AB Reg. 4312002

ong with general commercial”developments and activities associated with utility
infrastructure. The strategies have been ted into three zones extending radially
from the boundary of the non-operating LTCHS historic waste disposal site; refer to
Figure 1 for the approximate radial limits. ’

Exch level of preventative/protective action s intended to prevent the ingress of landsill
soil gas constituents info: 2 building or enclosed worker space. The two general
approaches to achieve this objective are:

1. Seal individual points of ingress (POIs); or

2. Create a barrier to isolate/separate the building from the soil gas.

Tiamat Environmental Coxsultants Lid.
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Histori ,eiﬁ:ergmachhasbeenpmvmeﬁ‘ecﬁm'mereisadimsemgeof
engineered controls that can successfully safisfy a particular situation. The specifics for
exch are dependent o the considerations of the design professional workg with specific
building configuration, chemicals of concemn, subsurface conditions beneath the proposed
building and other parameters and boundary conditions.

It is noted, design standards have uniclear presériptive directions when the desi
pmfwsioml?;nyre\deﬁg potential adverse mg)g{zm nﬁc‘: may result from a lmv.mrn91
source of environmental pollution. The decisions to manage these potential inpacts will
include considerations (factor of safety) to address inherent uncertainties ansmg
subsurface conditions. Consequently, in recognition of this and to provide flexibility to a
design professional for a development epplication, it is recommended in the event an
applicant wishes to teek an altemative risk mmagement solution, the existing site
information requireménts outlined by Alberta ESRD (i ovided in Appendix A)
houldbeconogted. i

Generic strategies for the land developments prescribed in Section 13 AB Reg. 43/2002 is
divided into fthree lateral zones as measured from the boundary of the LTCHS Site.
Additionally, general commercial developments and utility work have also been
evaluated. The various strategies are summarised in the table below and further details
are discussed Sections 5.1 to 5.3. The recommeénded protocols for an ERMP for
subsurface utilities is discussed in Section 5.4.

Proposed ERMP Strategies for Subdirision Developments and Utility
Infrastructure Activities within 300 m of the LTCHS Site

- Bowsdiryof” | ‘Rasidential} 'StBocl Haspital: | .

of Tood) |

|

0-100m
100-200 m

200-300 m

Passive/Active
NR

NR

NR

NR

z

NR

Notes:

1) Abgvespplicable to buildings with or without basemient
2) NR-No requirement for poseatial sofl vapoar fntrusion.

HQ’s are calculated for each land use type: residential, food
developments and public institutions and are shown in Tables 3A

entell?ﬁse, cominercial
to 3F. Calaulated HQ's

are based solely on receptor variables provided from Health Canada’s PQRA.
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AsshmﬁninTable?;A,midenﬁallandmeappmtobedusomﬁoexhhiﬁ::’fdnmost
sensitivity for a receptor to soil vapours. Calculated HQ values for residenti land use
are hi ef (han other land uses due to increased exposure times; see Section 3.0. For
example, the adjusted safety factor for benzene in residential land use is 56.1, compared
to the other land uses at 5.8. This represents almost one order of magnitude amplification.
Notwithstanding, calculated HQ values over 1.0 signifies a level of concem to hazard
exposure. :

Tables 38 to 3E show the calculated HQ values for ofher land development uses

mcludmg food rise (Table. 3B), public institutions i ing schools and lﬁmx S
(Table 3C), general retail/oommmay“type developmients (Table 3D) and Table 3E
reflects workers in the construction and maintenance for utility inflastructure. Exoeﬂ:vxﬁ
two chemicals (ethylbenzene and toluene), the identified chemicals of oncem that

an adjusted safety factor over 1.0 are similar for the other reviewed land uses,

Various generic_measurés to mitigate poteniial coil vapour infrasion for an enclosed
buildingfmmﬂmed’j inﬂwfollmvmg‘gasu&cuons‘ io ¥ '

51 Strategy for Subdivision Developmients Within 100 m

The approach to this strategy consiéts of either a pastive andfor active miti tion strategy.
The?tl;ttegy isa progtéiyvelymeasmg level of protection as ﬂ!mve level of
hazard increases, Examples of engineered mitigative actions as directed by the maximum
HQ, refer to Table 3, are outlined as follows:

Passive Mensures

L. Passive Measires for HQ values > | and < 5 ~ Level A
Subgrade preparation with placement of 2 compacted clay liner with a minimm
(‘aoogmed thickness of 1 m and confirmed maxinmm hydraulic conduétivity of
cm/sec.

2. Passive Measures for HQ values > S and < 50~ Level B
mﬂxﬁelinerdepl yed to underlie the entire footprint of the building structire.

type of material, thickness and installation details are dependent on the
design professional’

3. gassiveMgztln:cforHQvahus>5gg)nd<100-L£de _
assive sub-slab depresaumization (S stem with 2 mininum depressurization
of 4 to 10 Pa. In some instances (; as a pervious subgrade), the actual
depressurization necessary may be require an active SSD or altermative active
ventilation system.

Tiamat Eavironmental Consnltants Ld.
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Field verify the presence of the identified chemicals-of concern and other potential

-chemicals in the soil gas state &t the development site. If confirmed, deterntine the most

appropriate mamner to prevent soil vapour infrusion.

1. Active Measures for HQ values > 100 and < 200 —Level D
Active SSD must be configured to compensite for depressurization of the

building and have adequate negative pressure gradients across the entire footprint. -

‘of the foundation.

2. Active Measures for HQ Vahies > 200 —Level E .

Installation of a geomembrane and active soil vapoar extraction with system £ault
pofification/alarm. ) .

3. Active Measwre Altemative to approach to prevent vapour infrusion - Level ¥
Establish a balanced building ventilation scheme to maintain an interior positive
pressure gradient with adjustments for seasonal and temporal effects (extreme low
and high temperatures and wind effects).

It should be noted, pending the type and configiration of a structure, the sbave generic

altemative can be modified and/or combined by the design professional.

52  Strategy for Subdivision Developments Betvween 100 m to 300 m

As discussed in Sections 4 and 5, conservatively, the age of the histotic waste and the
relative concentrations of soil vapour measured during the August 2013 testing event are

not deemed to be of sufficient concentration to adversely intpact properties beyond 100 m
.of the boundary of the LTCHS Site. Currently, mmnieric models fo predict transieat

subsuface soil vapowr concentrations from a point sowce are conplex and
parameterizing a potential scenario for this project with the available data wall include
significant tmoertainties and the output results would not be considered reliable.

On the batis of the available information, there is presently no identified risk of soil
vapour intrusion by soil landfill gas into an enclosed building where the property
boundary of the subdivision development Liés 100 m or miore from the bétmda?"bf.the
LTCHS Site. As noted in Section Sog?t?:e level of isk for developments beyond {00 m is
viewed as negligible and not warranting special environmental mitigative or adaptive
considerations, : .

It is acknowledged that ofher subsurface sources of contaminants originating from other
source(s) which’ coincidently lie within the generic landfill setback distance and/or in

Toximity to a sed subdivision and development application may present wmi

%skxsnm'mch glmom will likely require a s?i)?;ate aﬁ% uﬂepmd&tgnmm%
evaluation and consideration.

Tiamaf Exvironmental Consuitants Ltd.
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53  Strategy for Subdivision Developmients Beyond 300 m

There are no considerations necessary for subdivision developments beyond 300 m from
2 bon-cperating landill in AB Reg. 43/2002.

54 Strategy Other. Commercial Developments and Subsurface
Utilities - '

For development activities which are not addréssed iri Section 13 AB. Ref. 4312002, the
same strategy to mitigate potential exposure to coil vapour infrusion in enclosed buildings
should be applied HQ values have been calculated with the available results and
sunmarised in Tables 3D and 3E.

For installation of wnderground utility, the design'professional should review the site
conditions with onsideration of potential goil gas in areas lying within 100 m of

the boundary of the LTCHS Site. Appropriate PPE for workers should be included in

their tespective Safe Work Plan.
In the event, a future ity line is proposed to cross the LTCHS Site and traverse the

historic waste, the utility owner should review the E:posed'wo& with The City of Red
Déer Waste Management to ensure the viability of the | i

Maintenance -acﬁ\riﬁgsfor.tmdﬁumd' rground utilities including confined space entry should
for the potential e :::?ly 0

include a hazard assessment f; presence of soil Lindfill gas in underground
vaults, manways, turied chambers and enclosed work spaces. ’

$.5 Proposed Regulatory Monitoring and Quality Assurance

A follow-up monitoring event may be required to track and verify the effectiveness of the
mitigative measure(s) for an ved and completed development. The manner and
mﬁm of verification teshngmbepmposg by the design professional. .
The Design professional shall show all installation details on as-built drawings along with
Assurance ions = Schedules A, B, C Alberta Building Code for the generic
alternatives above.

proposed utility line within a solid

‘Tiamat Exvirommental Consulfants L4d.
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5.6 Proposed Risk Communication Plan

Present risk management actions consist of the current environmenfal site mvestigations
and regulatory review process:of Part 2 Section 13 AB Reg. 43/2002. The information
compiled by the Tiamat 2013 Phase I and IT ESAs better identifies the environmental
riske associated with the historic waste mal site. This site specific information has
been applied to support this site specific .

At the discretion of the City, Management in the City Licensing and Inspections and

other property owners should al<o be notified of the tisk nianagement actions to

address the identified confaminants of conveni. summary, a’ commmmication °

mechanism should be considered for each affected commumity stakebolder with the

objective to ensure questions and issues arising from future property and infrastructure -

developinents within the comnmmities are responded in an appropridte manner.

5.7 Future Review and Update to ERMP

The identified chemicals of concem reflect the initial environmental site assessment™
wn@ooedm_ZOB.lheﬁstofidm&ﬁgdchémkakofeohmﬂbeetpmdedpmdﬁ;g
results of future festing events. Funthermore, research and d opmeat of health =i
infomﬁonforchemicalembmmwhe:huﬂxéexposmmﬂteisdﬁedmmact,
ingestion or inhalation is an ongoing progréssive effort by many organizations.

Notwithstanding the above, technological advancements in building science and risk
management tools contines to evolve. Accordingly, it is recommended the information
presented in this PQRA be reviewed and updated 2¢ new site information becomes
available. Pending the scope of an updated PQRA, a reviesw of the ERMP should also be
oondncmdFormstame,intheewmﬂlePQRAhas'bemﬂ ted with higher
concentrations of carcinogenic types VOCs, a review of the ' should then be
undertaken to ensure the equivalent leve! of protection is preserved. Altermatively, shonld
updates to the PQRA show no significant changes or a reduction to the level of risk
characterization, then the ERMP may be left as-is or amended accordingly.

Regardless of the 1ate of updaté to thé PQRA, a review and amendment of the ERMP
should be undertaken at intervals of not more than S-years. This proposed 5-year interval
is aligned to how standards in the construction and-land development industry are
genenally updated. Topically, regulatory agencies target efforts to publish an updated
code edition at approximately S-year infervals. This is “loosely ali with
construction and bﬁ:l‘;ng innovations and related environmental techmologies. The
objective of this proposed review and amendment strategy is fo-ensure the level of
acceptable risk of human exposure to constituents of landfill soil gas is at an equivalent
m'er level set forthin mex‘spo PQRA. 8

Tiamat Environmentel Consaltants Ltd.
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60 STATEMENT OF LIMITATIONS

The conditions prevalent and noted at this time must be recognized as having a limited
Life. Should activities be introduced or practices change, either of which may be deeried
to comply with generally acoepted environmental practices, the site conditions would be
altered sufficiently for this report to be invalid. This repost has been prepared and is
intended solely for the use of The City of Red Deer and their approved designates for the
specifi¢ application described in Section 1.0 of this report. .

Tiamat is not the sole sowve of information, records or docments contained in this
report. Tiamat has not verified the information, records or documents of others contained

in this report and is not liable for opinions based on inaccurate or misleading information.

No representation, wamanty, covenant or guaranfee is made or given, nor is amy

* respotisibility assumed, with respect to the completeness, accuracy or reliability of the

information, records or documents contained in this report. This report reflects work in
progress and as such, the date and interpretations presented herein are not absolute.
However, the general environmental concernis addressed are considered representative of
the conditions at the site for which the data reflects. This report does not contain all

-available data for this project as relevant data is presented in other documents. Tiamat

reserves the right to re-evaluate the conclusions in this report should new information

Thi¢ report has been prepared in accordance mihgunmlly ly accepted enviroumental
engineering practice and no other wamranty is made, either express or implied. The
opinions, conclusions and recommendations presented herein reflect the best judgmeat of
Tiamat Environmental Consultant Ltd. (Tiamaf), ©2014 Tiamat, all rights reserved As
such, Tianiat reserves the right to re-evaluate our coniclusions in this report should new
information become available. .

. Any use by a third party. of this report or any reliance by a third party upon the

infomation, records or documents in this report is undertaken solely at the risk and
responsibility of such third party. Tismat not in any way be respousible for any
damages suffered by a third party due to decisions or actions faken by a third party on the
basis of this report.

This report was issited electronically in an encrypted PDF fonmat. Notivithstanding: the

file encryption, Tiamat cannot the contents of this have not been altered
Should an authenticated copy be required, the reader shoul cogtact'lhe(ﬁityofRed

Deer and our office.

"Tiamat Exviroamental Consultants L4d.
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We trustthe inforition presented herein satisfies your presext reqirements, Shoud yeu i

have any questions, we invite the reader to comtact our office at (403) 640.9009,

'ﬁanmExvxmmuaualConwlu\ntsUd.

husfin, g
P KristenE. Sanger, BSc,GIT. - Per  JessicaLee,ELT.
Enviroental Geofcent Envirormente Enging

IR ()

Per  LeonT. Mah PEng, FEC

Ajs

The Associztion of Professional Engineers and Geoscieatists of Albéita

Peimit ToPractice No-P7109

Ttamat Environmental Consuitants Led.
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1. ‘Gaetz Lake Sanctuary/Michener Centre Geotechnical Site Assessmént, Red Dear,
Alberta, by AGRA Earth & Environmental Limited, Septembe 3, 998.

2. Phase 2 ~ Envirorimental Site Investigation - Assessment of Former Landfill in SE
21-38-27-W4M near Lindsay Thwber Couprebensive High School, Red Deer,
Alberta by Parkland Geotechmical Consulting Ltd., June 2004, ,

3. Landfill Gas Contro! Proposal and Risk Management Plan for the Former Landfill in
SE 21-38-27.W4M near Lindsay Thwrber Coniprehenisive High School, Red Desr,
Alberta by Parkland Geolzchnim{ Consulting Ltd August 2004,

4. Summary Report Férmer City Landill Site Lindsay Thurber Comprehensive High
School Part of SE 21-38-27-W4M, Red Deet, Alberta by Stantec Inc. and Parkland
Geotechnical Consulting Ltd., March, 2007

5. Phase 2 Envirmnental Sits Assessment, River Glen School Lands, Réd Deer, Alberta
by Paikland Geotectmical Consulting Itd November, 2008.

6. Lindsay Thurber Congyrehensive High School, 2011 Gas Monitoring Program by
Parkland Geotechnical Consulting 1td, October 31, 2011. '

Lindsay Thuber Comprebensive High School; 3013 Gas Monitoring, Program by
pammeeotecmmlcmung&f'ms;ms. - '

8. Federal Contaminated Site Risk Assessmesit in Canada, Part I: Guidance on Hiuman
Health Preliminary Quantitative Risk Assessment (PQRA), Version 2.0 by
Contaminated Sites Division, Health Canada, September 2010.

9. Federal Contaminated Site Risk Assessment in Canada, Part II: Health Canada
Toxicological Reference Values (TRVs) and Chemical-Specific Factors, Version 2.0
by Contaminated Sites Division, Health Conada, September 2010.

10. Federal Contaminated Site Risk Assessment in Canada, Part V- Guidance on Himan

Health Detsiled Quantitative Risk Assessment for Chemicals (DQRAGmd) by
Contaminated Sites Division, Health Canada; Septembér 2010,

11: Federal Contrminated Site Risk Assessment in Canada, Part VII: Guidance for Soil
Vapow Intrision Assessment at Contaminated Sites by Contaminated Sites Division,

Health Canada; Septerber 2010.

12.A famework for Ecological Risk Assessment: General Guidance by Canadian
Cquncilof Ministers of the Environment (CCME), 1996 ) '

Tiamet Enviroxmental Consultoats Ltd.
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13. Backgromd -Indoor Air Concentrations of Volatile Organic Compounds in North
American Residences (1990-2005): A Compilation of Statistics for Assessitig Vapor
“Intrusion | Oﬁce of Solid Waste and Emergency Response, U.S Environmental
Protection Agency (EPA 530-R-10-001), June 2011

14. EPA’s Vapor Intrtision Datsbase: Evaluation énd Charscterizition of Attemiation
Factors for Chlorinated Volatile Organic Compounds and Residential Buildings by
'Office’ of Solid Waste and Emergency Response, U.S. Environmental Protecnon
Agency (EPA '530-R-10-002), March 16, 2012

15. Interstate Technology & Regulatory Council (ITRC) Vapour Intrusion Patiway: A
Pratical Guideline, Washmgton,DC 2007.

16. Assssmgme Significance of Subsurface Contaminant Vapour Migration to Enclosed

Spaces: ms;’:liﬁc Altematives to Generic Estnnates, Jownal of Soil

Commmauon. Volume 8 No. 3 Pg. 389 421, Jolnson, R.I., Johnson, PC MW.
Kemblowski, 1999.

Tiamat Exvironmental Cozsultants Ltd.
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Tablel

General Site Attributes for Ezosure to Soil Vagour Inhalation

1Site Iiformation and Esvironmentil Sétfing! -

Waskasoo is Jocated to e south apd west. The commmity of Woodlea is south across 5
Summmnesmtsmmmmmmm

Recreational Visitors Inhalstion of vapows from soil x x \4
Inbalstion of vapours from grounderster x x v
ogestion of pundwater L4 L4 4
LTCHS snd Ronning Track . Inthalstion of vapowrs from soil x x 4
‘ Inhalstion of vapours from groundwater v v v
Ingestion of groundwater v v v
River Glen School Ichalation of vapours from sofl X x 4
* | Inkalstion of vapmugs from groundwater v v 4
’ Ingestion of proundvwiater v v v
Residential Houses (with basement) Inhalation of vapours from soil x k x
Inhalation of vapows from groumdwster x x 4
Ingedtion of groundwater v v 4
Gaetz Lake Impact of vepours from soil x x x
Ipact from leachate into oundwater x x x
. Ingestion of groundwrater 4 L .
Storm Sewer Tmpact of vapours Grom groundwater x x x
 Impact of vapours from sofl x x x
Sanitary Sswers Impact of vapours from groundwater * x x
Inpact of vapomrs from sofl
x - Potenta] Exposure Hazard .
v - "Negligible" Potential Exposure Hazzrd
Tiamat Envirormental Consulfants Ltd. Electronic Versien 03
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16.

17.
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20.
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Table 2 Notes

Above identified cheinicals of concem are derived from the results of a Phase II
ESA, 2013. Additional chemicals may be added pending firture investigation and
testing events. '

Sohibility in water, Vapour pressure, Specific Gravity are at 20 °C unless

-otherwise stated .

Henry's Law Constant and any value with * Temperature at 25°C.

8 Hour- oocupational Exposwe Limit is referenced from Alberta Occupational

Health & Safety Code 2009 unless no value available in which Time Weighted
Average is referenced from NIOSH standards.

TC~Tolerable Concentration.”
UR- Uit Risk. :

"ND - Not Detected, value is below Limit of detection.

- -INE - Not tested, no vahie established or not evaluated.
Alberta Environment Sustainable Resource & Development.
Environment Canada; Ho;alﬂx Canada

. Ontario Ministry of the Environment, Staridards Development Branch
‘Uited States of America Department of Labor, Occupational Safety & Health

Administration

Alberta Tier 1 Soil and Groundwater Remediation Guidelines December 2010
National Institute for Occupational Safety and Health (NTOSH) Education and
Information Division )

Federal Contaminated Site Risk Astessment in Canada

US National Library of Medicine, National Institutes of Health, Department of

Health & Hiumn Services, Hazardous Substance Database
The Merck Index, 12th Edition, 1996

EPA Unifed States Environmental Protection Agency, Tecimology Transfer
Network - Air Toxics Web Site -

EPA United States Environmental Protection Agency, Chemical Summary Fact

NOAA National Oceanic and Atmospheric Administration - Cameo Chemicals
Web Site

World Health Organization - International Agency For Re’seatc_h on Cancer
UNEP - United Nations Environment Programme

Tiamat Exviroxmental Consuitnnts 144.
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_ Table 3A Residential Land Use
d Hazard oﬁeutsforldeuuﬁed Cheinicals of Concern _
~Z:¢ ATCIROTENAC;
0.1760 |
00224
e Chiloride 0.0632
o 0.0191
1,3-Dickloropropene 0.0190
0.0575 Crfdinogen 203 3935
0.0363 Carcinogen 62 616
00199 Carcinogen --
0.0311 |+ Possible Carcinogen | 0315 31 ‘
0.0033 * Possible Carcinogen 0.0037 0.0368
- 0.002 ‘Possible Carcinogen 00733 (%737
| 00004 Noo-Carcinogen -- -
0.0030 Non-Carcinogen | 00050 0.0496 X
- 0.2612 Non-Carcinogen .- .-
04666 Not-Carcinogen - --
00219 Noo-Carcinogen 01263 13
00528 Noo-Carcinogen 00352 0.3519
0.0593 Noo-Carcinogen 00396 0.3956
00572 Noo-Caréicogen 00381 03813
o013 Noo-Carcinogen 0.0275 - 02752
00111 Noo-Crrcinogen o1 1
0.0003 Nop-Carcinogea 0002 | 0.0219
0.0257 Nou-Careinogen 161 1605
o0l Noo-Carcinogen 00158 0.1585
‘00211 NE 105 1058
o011 NEB - --
01068 NE - .
0.0008 NE .- .-
00010 NE - -
| 00004 NE - -

1) Hazard Quotients are calculated oo the basis of site-specific vales. Genesic Health Canath exposure snd recepior
sctors are applied.

2) Landfill sofl gas is the gaseous constitueits present in tive pares betwreen soil particies.
Once the soil gas enters into & structure, the sofl gas is referred to as soil vapour.

-3) Vapour inhslation for a coarse-grained sofl in 4 basement.

3) - - No reference information for derivation.

4) Adjusted HQ - Caleulated HQ with 8 Factor of Safety (10) pplied to developments with nenan ocapancy.

5) Bold represents HQ's grester than 1 siguifying e level of concern to harard exposure.
6) HQ's are calcuilsted based solaly o Health Canada Varisbles obtained in the PQRA.

Tiamat Eivironmestal Consaltants Ltd. Plectreic Version 83
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"Table 3B Food Eniterprise Land Use
Calcul:md Hazard Quohenls for 1dentified Chemicals of Concern

i _ TFEstimate Dosages] 1
Ve oo o NY YEhmbWIeAY! |
0 0.017M7
0.0023
00066
0.0020
1.3-Dichloropropane 0.0020
¢ 0.0060 -Carcizogen 41 400
00050 Carcizogen 0.6422 64
0.0021 Carzinogen .- .-
0.0032 Possible Carcinogen 00324 03244
0.0003 Possible Carcinogen 0.0004 00030
0.0002 “Possible Carcinogen 00076 00764
Trictlototriftuorosthane 0.0001 Non-Carcinogen -- .-
) ; 0.0007 Non-Carcinogen 0.0012 00118
hiorodiftuoromethane 00622 Non-Carcinogen e T ea
hlorofinoromebine on Non-Carcinogen -- --
0.0066 Non-Cuctnogm 0.0301 03010
00126 HNoa-Cartinogen 0.0084 H.0d38
00141 Noo-Carcinogen 0.009¢ 00840
00136 Non-Carcinogen 0.0091 0.0908
00008 Noa-Caicinogen 0.0066 0.0555
0.0025 Non-Carcinogen 0.0264 01648
tyTene 00001 Non-Carcinogen 0.0005 0.0052
1,2.4 TricethyTbenzene 0.0061 Non-Carcinogen as as2
Hexan . 0.0026 No-Carcinogen 0.0038 00372
cis-1.2-Dichlorosthylene 0.0050 NE 28 “151
0.0050 NE -- --
0.0254 NE -- .-
0.0002 NE -- .-
Jo 00002 NE . ‘.
12.4-Trimethylpentane 0.0001 NE --
Asphyxiant .- -

1) Hazard Quotients are calculated on the basis of site-specific values. Generic Haalth Canada exposure and rceptor
" factors are applied.
2) Landfill soil gas is the gaseous constituents present in the pores between soil particles.
Onte the soil gas enters into a structare, the sofl gas is referred to as soil vapowr.
3) Vapour inkalation for a coarse-grained soil in 2 basement.
3) - - No reference information for derivation. .
4) Adjusted HQ - Calculated HQ with a Factor of Safety (10) applied to developments with human occupancy.
5) Bold represents HQ's greater than 1 signifying a level of concern to hazard exposure.
€) HQ's are calculated based solely on Health Canada Varisbles obtained in the PQRA.

Tismat Bxvironmentsl Consultants Ltd. Blectroi Version 03

{ DMPROD-#1606512-v1}
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Table 3C Public Institution - School & Hospita) Developments Land Use
Caleulated Hnnrd > olienu for Idenhﬁed Chomicnls of Conurn

00177 Cuxcitiogen 59 £9.0
0.0013 Cucinogen 0.5841 58
0.0066 Carcinogen 01316 13
0.0020 Carcinogen 0.1986 20
0.0020 Carcinogen .- -
0.0060 Carcinogen 41 4190
0.0080 Carcinogen 10.6422 4
0.0021 Cardpoitn . -
0.0032 _Possible Carcinogen | -0.0324 0.3244
0.0003 "Possible Cacinogen -0.000¢ 0.0040
0.0008 Possible Carcinogen | 0.0076 007564
04666 Non-Carcinogen - -~
0.0030 Non-Carcinogen 0.0012 o018
02612 Noa-Carcinogen - - .
0.4666 Non-Carcinogen -
00278 "Noe-Cartinogen 0.0301 03010
0.0528 ‘Non-Carcinogen 00034 00233
0.0593 Nos-Carcinogen 0.0094 00040
0.0512 Non-Carcinogen 0.0001 0.0008
0.0413 Nep-Carcinoges 0.0066 00658
0.0025 Non«Cudnom 0.0264 02045
0.0003 Non-Caicinogen 0.0005 0.0052
00257 Non-Carcizogen 38 382
0.0111 Nen-Carcinogen 00038 003727
0.0050 NE 25 251
0.0211 NE - .-
0.1068 NE .- .-
0.0008 NE .. .-
Cyclol ) 00010 NE - .-
224-Trimethylpentane 0.0004 NE -- -
fetha -- Asphyxiant - -

1) H:mdQuoﬁmn are calcelzted on the bisis of site-spicific valves. Generic Heakh Canada exposare and receptor

factors are applied.

2) Landfill soil gas is the gasecus constitaents present in Ghe pores betoreen sofl particles.
Ona(btmﬂpummimammmm;uunﬁmdmassoﬂmm
3) Vapour inhalation for a coarse-grained soil in a basement.

3) - - Noreference information for derfvation.

4) Adjusted HQ - Calculared HQ with a Factor of Safety (10) applisd to developments with buman occupancy.
5) Boldrepresents HQ's greaterthan 1 signifying atevel of concam to hazard exposure.
6) HQ'’s are calculated based solely on Health Canada Variables obtained in the PQRA.

—
Tiamat Encironments) Consaltants 14d.

{ DMPROD-#1606512-v1}
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Table 3D General Retail/Commercial Developments Excluding Food Establishments Land Use

«Calculated Hozard Quotients for Identified Chemicals of Concern
T Chemkal T MEsti stimate Dosige arcinogenic; | : 0

00020 Carcinogen .- .-
00060 Carcinogen 41 4L0
0.0090 Carcinogen 06422 64
0.0021 Carciniogen .- --
00032 ) Possidle Carcinogen 00324 . 034
0.0003 Possible Carcindgen 0.0004 0.0040
0.0008 Possible Carcinogin 0.0076 00764
04666° Non-Carcinogen -- --
0.0030 Naon-Carcinogen. 0.0012 00118
02612 Noe-Carcinogen .- -~
04666 Non-Carcinogen - .
00218 Non-Carcinogen 0.0301. 013010
00528 Noo-Carcinogen 0.0034 0.0838
0.0593 Non-Carcinogen 0.0094 0.0940
00572 Non-Carcinogen 0.0091 00908
0.0413 Non-Carcinogen 0.0066 0.0655
QD(DS Non-Carcinogen 0.0164 02645
0.0003 Non-Carcinogen 0.0005 0.0052
00257 Non-Carcinogén s 82
00111 Non-Carcinogen 0.0038 00377

| 00050 NE 25 . 281

| 0.0211 NE .- .-
0.1068 NE .- .-
0.0008 NE .o .e
0.0010 NE .- .-
0.000¢ NE . .-

ofes: ]
1) Hazzid Quotients &ze célculated on (he basis of sitespecific valuss. Gereric Healik Can3da exposure and receptor

factors are applied. ) )
2) Landfill sofl gas is th# gaseous constinsents present in the pores beteen. soil pasticles.
.Once the sofl gas enters into a strocture, the sofl gas is referred to as s6il vapour.
3) Vapow inhalation for a coarse-grained soil in a basemint.
3) - - No refarence information for derivation. .
4) Adjusted HQ - Calcalated HQ with a Factor of Safety (10) applied to developments sith haman Qccupancy.
$) Bold represents HQ's greater than 1 signifying a lével of concemn to hazard exposure.
6) HQ's are calculated based solely on Health Canada Variables obtatred in the PQRA.

Tiamat Enviroomental Consultants Ltd: Blectromic Version 03

f { DMPROD-#1606512-v1}
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Table 3E Utility Infrastructure Activities Land Use
Calculated Hazard Quotients for Idméfied Cbemicals of Concern

onn Carcinogen 87 15
0.0033 Carcinogen 0.5684 £
0.0064 Carcinogen 0.1280 13
0.0019 Carcinogen 0.1933 19
0.0019 Carcinogen - -
00058 Caicinogen 40 400
00087 Carcinogen 06249 62
00020 Carcirogen -- -
00032 Possidie Carcinogen 0.0316 03160
0.0003 Possible Carcinogen 0.0004 0.0040
00002 Possible Carcinogen ooo74 0.0143
0.0001 "Non:Carcinogen -- -
0.0007 Noz-Carcitiogen 0.0011 0ons
00608 No-Carcinogen -- .
01282 Noa-Carcinogen - .
0.0085 Nox-Carcinogen 0.0203 02943
00122 Non-Carcinogen 0.0082 00320
00137 Non-Caxcinogen 0.0002 0.0920
00133 Non-Carcinogen 0.0088 100850
0.0096_ Non-Carciriogen 0.0064 0.06¢0
0.0026 Non-Carciiogen 0.0257 01574
0.0001 Non-Cartinogen 0.0008 0.0051
0.0059 Nen-Caicinogen 37 m
0.0026 Non-Carcinogen 0.0037 00370
0.0040 NE 24 UA
0.0049 NE ..
0.0248 NE - .-
0.0002: NE -- -
0.0002 NE .- --
0.0001 NE

1) HamdQunﬁmBmmmmMmmhﬁn!Mdﬁcmmmammemu
factors are applied.

b} Landfl seil gas is the gasevus constituents present in the pores betweeh sofl paiticlis.
Omcmuoﬂpsemh:olmmm“ﬂmmdmdloumﬂvm

3) Vapour inhalation for a coarse-graired soil in a basemers.

3) - - Noreference information for derfvation. .

9) Adjusted HQ - Ca!culmdRQﬁ&aFmdewﬂO)zpphtdmam&zmammpomﬂmmﬂmm

$5) BoldnpmentsHQ's predter than | signifying 2 level of contern ko hazard esposwe.

6) HQ's are calculated based solely on Health Canada Variables obtainedin the PQRA.

7) Hazard Quotients are based onniw construction, maintenance and decommissioning activities.

—
Tiamat Environmentsl Consultants Ltd. Electrogie Verstos 03

{ DMPROD-#1606512-v1}
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. APPENDIX A

‘ALBERTA ENVIRONMENT ESRD
| 'REQUESTING CONSENT TO VARY THE SETBACK DISTANCE FOR A
| DEVELOPMENT TO A NON OPERATING LANDFILL

|
|
Tiamét Environmental Constifants 144, Biicreaic Version 03
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Setback distance
from a residence
school, hospital,
or food
establishment to
anon-operating
fandfill is 300m.

Only the
subdivision or
development
authority may
submit a request
for variance

Consent must be
provided before
proceeding with

any development

not adhering to
fandfill setback
requirements.

Aborton

frescea e, it T Atine

DMPROD-#1606512-v1}

Requesting Consent To Vary The Setback Distance
For A Development To A Non Operating Landfill

INFORMATION REQUIREMENT

tntroduction

Section 13 of the Subdivision and Development Regufation defines the setback distance required from a
subdivision development for a residence, school, hospital, or food establishment o a

fandfil. The Regulation allows the subdvision or development authority o nmuhted setback
distance upon receiving written consent from Alberta Environment and Sustainable Resource

Considerations for consent’

Alberta Environment dnd Sustainatle Resource Development (ESRD) will consider a consent to fessen
the setback distance from developments near non-operating landfilis, based on the following oriteria:
1. ANinformation Requirements set outin tis dopument must be submitted to ESRO by the
subdivision or development authority
2. The subdwision or development authority commits to developing a mechanism whereby future

pryp«tybmus are made aware of any consents issued:
3. Consentwill not be consieréd vitien al three of the follovring conditions exist:

2. Gaslevals above background ane present within the vaste disposal area of the landfill;

b. Thetand area where development is to oocur has no natural physical barrier to gas
movement ie. a valley between the development and the landfill; and

¢. The development has undérground infrastructure or basements
4. Where groundwiater has been contaminaled, consent will only be considered where:
2 potable water to fhe proposed deveiopmentis being supplied from a municipal system;
and ;

b. vegetation, or ofher receptors or property will not be affeched by the contaminated
groundwater

Consent after development
Consent tofessen the safback distance vill not be considered after 2 development permit or subdivision

approval has been issued by the local autherily.

Information Requirements:

The following ififormation is required to be provided to ESRD by the subdivision ot develooment
uthority ESRO will consider consenfing to a variance request for a development near 2 non-
perating fandfil

f. Aoowihqkﬁtfmnﬂn subdivision or development authorily requesting a variance.
2. Aletter 6f consent from the fandfill avmer consenting to the encroachment.

3. Aletter from the proponent (developer) stating the reasons the site must encroach the landfi#
setback and the altematives 7 the variance is not granted.

4. Detals of the type of deve!bpmenl within the setback (including proposed design, wrater supply,
wastewater and stormyiater systems, topography, location of proposed residences, schools,
eto). :

Government
of Alberta m

Formore dvormaton cat tha (miormation Cerfre
a1 783:927-2700 {outsis2 Eamanion &3l 310-0000)

82|Page
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Consent is not
provided for
developments
that have already
ocourred.

For more
information on
sethack
variances please
-contact your
Alberta
Envimnment

Aberbon

frevdin te S KANT Aitive

{ DMPROD-#1606512-v1}

Requesting Consent To Vary The Setback Distance

For A Development To A Non Operating Landfill

INFORMATION REGUIREMENT
Information Re(;uiremenis cont.:

8. Department of Health Permit Number ot Aférta Environment and Sustainable Resource
mmw«mnmdmmmmm

6. An engineering reports, completed by a professional registered vith APEGA, that indudes, as
2 minimum, the following information:

a) “landfli cell delineation incfuding approximate waste M(m of test pifs, historical
2erid photography. etc.).

%) duration of operation (actual, or estmated if actual not available),

¢} amount, types of wiste, and degree of waste stabiization in the landfl,

d) tandfil topography for site drainage,

¢) landfi fnal cover details suth as thickness and composition,

0) avisualinspection report that detalls, at a niinimum, vigetative stess and Segree of
-cover, landfil setflement, expoied refuse, feachate breakout, and ariy other visually
notable landfl issues,

o wmmsmcﬁcmdmwmmnwm.\

h) 2 map showing afl water wells and residences vithin a 1 kilometre mﬂgs'dﬂ'nesﬁe
and other topographical festures, such as water bodies, vithin § kilometres of e sile,

] MmpﬁcabhnebonsdemstudmphndmnMﬂwmgand
oxpcded use of e landfd) and surrounding area,

1) groundwater ntonfloring resulls,

&) landfil gas monitering results,

) anopinion on whether encroschment is feasible {under what migative measures, to
mtdmanoe,ch.).and

m) iimmgaﬁummsampmpmed the design details; monhomg and maintenance

: program for the mitigative measures.

7. Dommm!aﬁmfmmﬂnmmﬂulm&mﬁmﬂnyhanpmﬁﬁanfmcdh
varianutooonstudapnvahmtumﬂm&fnﬂnﬂﬂmehu&acknwmmﬁc
Health Regulations, if applicable. (Water wells 2150 have 2 setback requirement under Public
Healh jurisdiction. Anydmlopmmtwﬂhawnt«mlwﬂlmquhbohmfwmbdonim
proceed.)

8. Documentation on how the developmeiit authority will dea! with potential complaints from any
residents within the setback.

9. Documentation on how the development authority will convay informiation on the setback
variance to existing #nd successive property owners.

10. A letief from Afberta Health Services confirming that they have no concerns with the proposed
development.

“The subdiviion or development auhanty must utvze mvmmammmmmm
Lanaits ih Alberta mmmmmmmﬂﬁw

For more Informaton 61 the infanmation Certre Government
at 760-427-276 (outetie Edmonton djal 310-0000) of Alberta m
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measure of fhe extent of the chemical partitioning n 50il or sediment and water,
"Tiamat Enviroxmental Consalfuats Ltd. Entaraxic Verfin 03
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Glossa

Physical and Toxicological Terms

8-Hour Occupational Exposure Limit is the maximm concentration of a substance
that a worker can be exposed to during a standard 8-hour work day.

Bioconcentration Factor (BCF) provides a measure of the extent of chemical partition
at equilibrium between a biological medium (e.g. fish tissue, plant tissue) and an extemnal
medium (¢.g. water). The higher the BCF, the greater the accummulation in living tissue.

Carcinogenicity is the ability of a substance to produce or result in cancer.

Estimate Dosage is the predicted intake of a substance via inhalation. Calculation is
derived from Health Canada’s PQRA equation for inhalation of volatile substances.

Half life is the amount of time it takes for the concentration of a given substance to fall
to half its original concentration.

Hazard Quotient (HQ) i the ratio'of the calculated estimated dasage of a substance to
its tolérable concentration or TRV. If the HQ is greater Gum 1, the potential rate of
exposure could exceed the acceptable levels of exposure. If the HQ is less than 1, the
exposure potential is considered negligible.

Henry’s Law Constant (H) provides a measure of the extent of chemical partitioning
between air and water at equilibrium. The higher the Henry's Law constant, the more
likely a chemical is to volatize than to remain in water.

Molecular Weight is the sum of the weight of all the atoms ina molecule.

Octanol-Water Partition Coefficient (i) provides a measure of the extent of chemical
partitioning between water and octanol at equilibrium. The greater the K., the more likely
a chemical is to gmiﬁon to octanol than to remain in water. Octanol is used as a
surrogate for lipids (fats) and K., can be used to predict bioconcentration in aquatic
organisms.

Odour Threshold is the lowest concéntrition of a substancé that can be identified by
human olfactory sense.

Organic Carbon-Water Partition Coefficient (Kix) provides a measire of the extent of
chemical partitioning between organic carbon and water at equilibrium. A higher K., the
more likely a chemical is to bind to soil or sediment than to remain in water.

Soil/Sediment-Water Partition Coefficient (K2 grovides a soil or sediment-specific

3
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unadjusted for dependence upon organic carbon. To adjust for the fraction of ‘organic
carbonprminsoilorse&mentmus'ek’d-limlif“ The higher the X, the more
likely a chemical is to bind to soil or sediment than to remain in water.

Solubility is an upper limit of a chemical’s dissolved concentratior in a solvent at 2
specified temperature. Aqueous concentrations. in excess of solubility may indicate
sorption onto sediments, the presénce of 2 non-aqueous phase liquid

Specific Gravily is the ritio of the density of 2 substance to the density of a reference
substance (in this case, water or air) at the same temperature. A substance witha specific
gravity greater than 1.0 has a higher mass per unit vohume than the reference substance
and will therefore preferentially “sink” beneath the reference substance.

‘Toxicological Reference Value (TRV)/Acceptable Dally Intake (ADI)/Tolerable

Daly Intake (TDD) is the maxinnm concentration of a tubstance that can be ingested

daily over a lifetime without risk. Itis expressed based in body weight

Vapour Pressure is the pressure exerted by a chemical vapowr in é ibrium with its
sohl:loorr Bquid form at any’ given te'zipebyahne. It is used to ealeggte the rate of
volatilization of gne substance from a surface, or to éstimate a Henry"s Law constant for
¢hemicals with low water sotubility. The higher the vapow pressire, the more likely a
chemical is to existin a gaseous state. h

Benzene
Chemical Formula: C¢H, .
Human Cacinogeniity: Known Carinogen

Benzene is.a well- known petroleum hydrocarbon and is 2 known carcinogenic, based on
numerous foxicity studies. The odour threshold is 1.3%:11 The current Alberta Tier 1
Guidelines for benzene in soil and groundwater are 0.078 mig/kg and 0.005 mg/L. The §-
bour Alberta Ambient Air Quality Objective for benzene is 0.009 The Alberta 8-
hour occupational exposure limit is 0.5 ppm. Benzene is on Canada’s Cosmetic
Ingredient Hot List and Canada's National Pollutant Release Inventory.

Tiamat Exvironmentel Conseliants Lid.

{ DMPROD-+#1606512-v1}
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Carbon Disulfide

Chemical Formula: CS,

Human Carcinogenicity: Non-Cafcinogenic

- Carbon disulfide has an odour threshold of 0.016 ifpm Currently, there are no guidelines
and

or standards in Albesta for carbon disulfide in so: water; the 1-hour average Alberta
Ambient Air Quality Objective is 0.010 ppm. The Alberta 8-howr ational expdsure
Limit is 1 ppm. Caxl?on disulfide ispﬁz classified as toxicoﬁr the Canadian
Envirormental Protection Act (1999). Carbon disulfide is included in Health Canada’s
Cosmetic Ingredient Hotlist.

Chioroethane

Chemical Fonmula: C,H;C1 »

Hioman Carcinogenicity: Not Classified

Chloroethane has an odour thréshoM of 4.2 ppm. There are fio published standaids or
guidelinies In Alberta for chloroethane in soil o groundwater. British Cohumbia and the

- State of New Jersey have implemented an inferim water guideline of 0.005 mg/L.

The Alberta 8-liour occupational exposure limit is 100 pm. Chloroethane is on Canada's
National Pollutant Release Inventory.

Chloroform

Chemical Formula: CHC,

Hitoan Carcitogericity Possible Cac

 Chloroformi is a chlorinated hydrocarbon. The established odour threshold is 85 ppm. The

cumrent Alberta Tier 1 Guidelines for chloroform in ol and groundwater are 0.0010
mg/kg and 0.0018 mg/L, réspectively. The Alberta 8-hour occupational exposure limit is
10 ppm. Chloroform is on Health Canada's Cosmetic Ingredient Hot List and Canada's
National Pollutant Release Inventory.

Chloromethane _
Chemical Fommils: CHCL
Human Carcinogenicity: Not Classified

Chloromethane has an odour tireshold of 10 ppm. There are no ‘published standards or
guidelines in Alberta for chlorotethane in s6il and groundwater. The State of New
Hampshire has implemented a drinking water guideline 0f0.03 mg/L. The Alberta 8-hour
occupational exposure limit is 50 ppm. Chloromethane is on Canada's National poltutant
Release Inventory. )

Tiamat Envirowmental Conseltants Ltd.

{ DMPROD-#1606512-v1}
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Cyclohexane -
Chemical Fommmla: CgHy, .
Human Carcinogenicity: Not Classified
Limited information exists regarding cyelobexine. The estblished odowr fixeshold is
041 ppm. There are no publi stmgr(k of guidelines in Albesta for cyclohexane in
-soil or groundwater. The Alberta &hauopaxpaﬁomlexpomelinﬁtiﬁmppm
Dichlorodifluoromethane
Chemical Formula: CCLF>
Human Carcinogenicity: Non-Can:iqogmﬁc

Dichlorodiffuoromethiane (Freon 12) is pirt of a group of synthetic chemmicals cailed

Chloroflucrocarbons (CFC’s). An odour threshold for Freon 12 has nof been estiblished.
Currently, there dre no published guidelines or standards in Afberta for Freon 12 in soil or
mtmdwakrlheﬂbemsmnmabonaleq)omhnntxsmnﬂy 1,000 ppm.
«is:1,2-Dichloroethylene

Chemical Formula: H;Cl;

Human Carcinogenicity: Not Classified

cis-1,-Dichloroethylene is a ehlorinated hydrocarbon with an odowr threshold of 0.085
ppm. There are no published standards or guidelines in Alberta for cis-1,2-
dichloroethylene in s6il or groundwater. The Alberta 8-hour occupational exposure limit
is 200 ppm.

trans-1,3-Dichloropropene

Chemical Formula: m, .

Human Carcinogenicity: Possible Carcinogen

trans-1,3-Dichloropropene i a chlorinated hydrocaibon. The established odour threshold
is 1.ppni There are currently mo ished standards or guidelines for trans-13.
dichloropropene in soil and groundwater. The Alberta 8-hour ocoupational exposure limit
is1 ppm. '

1,4-Dioxane L

Chemical Formula: CH,0, B

Human Carcinogenicity: Possible Carcinogen

1,4-Dioxane vapour has an odour threshold of 24 ppm. Currently, there are no published

standards or guidelines in Afberta for 1 4-dioxane in soil or mdwata.'Onmio's ‘

Ministry of the Envirorment has a Provincial Water Quality Guideline of 58 mg/L. The
Alberta 8-hour occupational exposure limit is 20 1,4-dioxane is included in Health
Canada’s' Cosmetic Ingredient Hot List and da’s ‘National Pollutant Release
in;eﬂmzoa’z)'me US EPA is developing a cancer risk assessment for 1,4-dioxane (as of

Tiamat Exviroxmentel Coxseltants L4d.
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Ethanol |
Chemical Formula: C;H,0 ‘
Human Carcinogenicity: Known Carcinogen

Ethanol has ‘anodowr threshold of 0.35 ppm. There are no published standards or

. guidelines in Alberta for ethanol in soil or groundwater. The Alberta 8-hour occupational

exposure limit is 1,000 ppm.

Ediylbenzene R
Chemical Fornmila: CeHsCH;CHy
Cartinogenicity: Possible Carcinogen

Ethylbenzene is 2 petroleur hydrocarbon and has m odour threshold of 2.3 ppm. The
cutent. Alberta Tier 1 Guidelines fox~EﬂlFIbenmin soil and groundwater are 0.21
mg/kg and 0.0024 mg/L, respectively. The {-hour Alberta Ambient Air Quality Objective
for Ethylbenzene is 0.460 ppm. The Alberta 8-hour occupational exposure Limit is 100

. ppm.

Heptane o
‘Chemical Formula- CHis
Humin thogmidty. Not Classified

Heptane vipoirr has an odour threshold of 220 pim. Theré are no published standards or
gudelines m Alberta for heptane in soil and groundwater. The State of New Jersey has
opted a gr er standard of 0.1 mg/L. The Alberfa 8-hour oocupational '
o i ool e

Hexane
Chemical Formnda: CeHye
Human Carcinogenicity: Non-Carcinogenic

Hexane vapour has an odour threshold of 130 ppm.-There are no published standards or
guidelines in:Alberta for hexane in <oil and gromdwater. The Canadian Counil for the
Ministers of the Environment (CCME) recommeids soil guidelines ranging befween 0.49
to 21 mg/kg, depending on land use. The 1-hour average Alberta Ambient Air Quality
Objective is 5.958 ppm. The Alberta 8 hour oocupational exposire limitis S00 ppm.

"Methnne

Chemical Fomla: CHy
Human Carcinogenicity: Non-Carciriogenic-

Methane is a common component of lindfill gas. Methiane vapcur is oolourless, odoiirless
and classified as a non-toxic asphLmant. No odour threshold has been established. There
are no published standards or guidelines in Alberta for in methane soil and groundwater.
The cittent Alberta 8-hour occupational exposure limit is 1,000 ppm. It is highly
combustiblé with a lower explosive Limit of 50,000 ppmin air (5% by vohie).

Tiamat Enviroxmentel Consultants 14d.
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Methvkne Chloride

Chzmwal Formla: CHzClz

Human Carcinogenicity: Possible Carcinogen

Methylene Chloride s a chlorinated hydrocarbon and had an odour threshold of 250 ppm
ThecunemAlbenahsIGmddmwformﬂxylemchlondemsoﬂmdgmmdwatam
0095 g and 0.05 mg/L, respectively. The Alberta 8-hour occupati

ppm. Methyléne Chlonde is on Health Canada’s Oosmenclngredlmt ot List

,and Canada's National Pollutant Release Iriventory.

Methyl Ethji Ketone

Chenncal Fornmla: CHsO

Hinnan Carcinogenicity: Not Classified

Methyl- Ethyl Ketone has an odour threshold established at 5.4 ppm. There are no
publmkdstandardsorﬁowdelmwxnmmt‘or d(l):giketonemsoﬂor
groundwater. The Afberta ocoupational exposure Emut is 2

2-Propsanone- ,

Chemical Formula: CsHsO

HumanCarcmogemuty Not Classified

2.F ehasanodomtlmsboldoMOppm.‘lherearenopnbhshedstmdardsor

ines inl Alberta for methyl ethyl ketone in 20il or groundwater. The 1-hour Alberta
AmbumAquahtyO jective is 2.4 The 8-hour occupational exposire limit is
250 ppm. Acetone is on C: da'sNauog;%ouutdemelnvenmy

‘Styrene

Chemical Formula: CeHsCH=CH,
Human Carcinogenicity: Possible Carcinogen

Styrene hias an odorr @hweshold of 0.008 ppm. The carent Alberta Tier 1 Guidelines for
styrene in soil and groundwater is 0.80 mg/kg and 0.072 mg/L, respectively. The 1-hour
Alberta Ambient Air Quality Objective is 0.052 ppm. The Alberta 8-hour occupational
exposure limit is 200 ppm.

Tetrachloroethyléne
Chemical Fornmla: ClyC=CCly
Human Carcinogenicity: Known Carcitiogen

Tetrachloroethylene (PCE) is ‘a chlorinated hydrocarbon and a known carcinogen. The
established odour threshold is 1 ppm. The cwrent Alberta Tier 1 Guidelines for PCE in
soil and groundwater are 0.77 %g/kg and 0.03 mg/L, tively. The Alberta 8-howr
occupational exposure limit is PCEison i's National Pollutant Release
Inventory. B '

Tiamsat Environmental Corsuliants 144
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Tetrahydrofuran

Chemical Fornmla: C.H.O

Human Carcinogemicity: Possible Carcinogen

standardsorgmde in Alberta for tetrahydrofiran m soil and growmdwater. The
Albeta&hmmxpahonalexposmehnnmmppm

Toluene
Chemical Fonnula: CsHsCHs .
Hmmn Carcinogenicity: Not Class:ﬁed

Tolvene is a petro petroleum hydrocarbon with an odow fireshold of 2.9 ppm. The curvent
Albem'lizrleddmesforTolnenemsoilmdgmmdwaterareODmg&gandom4
mglL, . The {-hour Alberta Ambient Air Quality Objective for Toluene is
0499ppm'1heM8-lnwoeuqmﬂonalexposnelmntszOppm.

Trichloroethytene (FCE)
Chemical Fornmla: CICH=CCY,

| HmnmCm:mogemcaty‘ Known Carcinogen

mchlomethylene(rCE)xsachlonnatedhydrowbonandaknownmcmgm The
established odour threshold is 28 The cument Alberta Tier | Guidelinés for TCE in
soilandgmmd‘vawtmomlmwandoowmyl.,respmly The Alberta 8-hour
occupational exposure limit is 50 ppm -

Tdchlomﬂnommejtbane

Chemical Formula: CClyF

H Carci "c'itjr:NoG""

Trichlorofluoromethane (Freon 11) is a CFC with an odour threshold of 5

Curendy, there are no blished guidelines or standards in Alberta for Freon 11 in soil or
groundwwater. TheNI 8-hor occupational exposure limit is cuurently 1,000 ppm.

Tﬁchlorohiﬂnomethane
Chetitiéal Formmula: CChF
Humsn Carcinogenicity: Non-Carcinogenic

Trichlorotrifluoroethane (Freon 113) is a CFC with an odour threshold of 5 ppm.
Cusrently, there are no published guidelines or standards in Alberta for Freon 113 in soil
or groumdwater. No occupational exposire guideline has been established.

l . Tetrahydrofuran v ur has an odour éhreshold of 30 ppm There are no publiched
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ERMP - Lindsay Thurber sive High School Site

Histou'icWaste;,"v i] Sites, The City of Red Deer

1,2,4-Trimethylbenzene

Chemical Fommla: CGH,, o

Human Carcinogenicity: Non-Carcinogenic

1.2.4-Trimethylberizerie has an odour tirechold of 0.4 ‘Theié are no published
standards or guidelines for hexane in soil and .gmu%:ater. The Umtgt‘ll States
Enviro ‘mnmlProteoﬁonAgmcy(EPA)lms.adﬁdanrmng_' ing water guideline of 0.07
mg/L’IheAlbe:ta?—howqompaﬁonalexPosixre' itis 25 ppm. _

2.2,4-Trimethylpentane

Chemical Fommla: CgHy ‘ -
Human Carcinogenicity: Not Classified .

Limited inforimation existé regirding 2,2 4-trimethylperitane. No odour fhreshold for )

2,2 4-trimethylpentane has been e:t:ﬁlshed.m, there are no published guidelines

or standards in Alberta for 2,2,4-trimethylpentane in soil, water or air. :

Xylesies .

C&nh’eal Fornmla® Gyt

Himan Carcintogenicity: Not Classified -

Mixed (or total) xylenes are composed of isomers o-xylens, m-xylene and p-xylene. Each
isomer has an-odour thréshold of 0.5 ppm. The current Albeita Tier 1 Guidelines for
Xylenes in soll and groundwater are 12 mg/kg and 0.3 me/L, respectively. The 1.hour
Alberta Ambient Air Quality oom(;eeﬁve for Xylenies are 0.529 ppm_ The Alberta 8-hour
occupational exposure limit i 100 ppm. :
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From: Charlene Thomas <charlene thomas@xplornet.ca>

Sent: April 21, 2023 9:46 AM

To: Legislative Services <LegislativeServices@reddeer.ca>

Subject: [External] Waskasoo Redevelopment Plan - public hearings

RE: Waskasoo Redevelopment Plan (Bylaw 3567/A-2023)

The proposal by East Lincoln Properties to build two apartment buildings by Gateway School is a great
idea. My understanding is that they would be 55+ buildings. | would hope that the design would be
creative architecturally and complimentary to the area and include outdoor living spaces (eg. Balconies).
It is a perfect location, accessible to trails, parks and downtown. It would be a great place to live and
age in place for residents of the community. These residential buildings would be a great addition to
Red Deer. Thank you.

Charlene Thomas

Sent from my iPad


mailto:charlene_thomas@xplornet.ca
mailto:LegislativeServices@reddeer.ca
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From: Chris Olsen <olsencdel@gmail.com>

Sent: April 21, 2023 4:15 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Cc: Secretary@waskasoo.info

Subject: [External] 4240-59 street rezoning proposal

Dear Sirs:

A’ftzrchlerz, please find my comments concerning the rezoning proposal and updated materials provided
at the Apr 3rd Council Meeting.

Please acknowledge receipt.

Thanks!

Chris Olsen

5829-45 Avenue, Red Deer.
780-581-4430

Sent from my iPad
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From: Chauntille Munchinsky <chauntille@gmail.com>

Sent: April 21, 2023 2:44 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Proposed zoning change of 4240 59 Street

Although | cannot attend the public hearing on May 3rd, | am writing to voice my strong opposition to
the proposed change in zoning of 4240 59th Street.

With three children who attend Gateway School, | can attest to the terrible traffic situation that already
exists in this neighborhood owing to the three large schools in close proximity. To add high density
housing in this location will make a bad situation much, much worse. This will undoubtedly impact the
safety of our children and make access to the Red Deer River, Kerry Wood Nature Centre, and McKenzie
trails much more difficult. These natural areas are the pride of Red Deer and improve the wellbeing of
our citizens.

Please take these concerns into consideration and reject the proposed change in zoning for this location.

Thank you,
Dr. Chauntille Munchinsky
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From: Jane Reynolds <ejanereynolds@gmail.com>

Sent: April 21, 2023 1:55 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Land Use Bylaw Amendment 3357/A-2023 & Waskasoo Area Redevelopment Plan
Amendment 3567/A-2023

To the Mayor, City Counsellors & Planners for the city of Red Deer,

| am a long time resident of Central Alberta and thoroughly enjoy the Red Deer River valley whilst
paddling through &/or walking & birding along the trails. | am concerned and dismayed to learn that the
Waskasoo Area Development Plan & Land Use Bylaws may be changed for the development of
apartment buildings, be they for "Seniors Residences" or any other type of residence. This area was
protected by previous rules & guidelines developed by the city and was deemed as important in the
2016 Area Redevelopment Plan (ARP), so what has changed?

The proposed development will add more density to an already densely populated area, an area that is
of importance to the health & vitality of the Red Deer River, the riparian area and the wildlife

corridor. There will be less permeable surfaces for absorption & filtration of heavy rains that make their
way to the river. This would add to sediments & pollution in the river, & possible instability of the bank.
The city should look to preventing bank erosion as it is less damaging & less expensive than repairing it
in the future. If anything this area should be naturalized. This would enhance the beauty & diversity of
the area & be working with the natural environment instead of against it.

In summary | oppose the proposed changes to the zoning & ARP in the Waskasoo area.

EJ Reynolds

| did submit my comments on The Public Hearing Submission Form but I'm not sure if it worked so my
apologies if you get this twice.
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From: Fred Nordby <frednordby@gmail.com>
Sent: April 21, 2023 10:51 AM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] East. Lincoln Proposal

To the Council, City of Red Deer:

My wife and |, Elaine and Fred Nordby of 20 Asmundsen Ave, Red Deer, wish to register our opposition
to the proposal to change the zoning of the parcel of land between Gateway School and the River, at
4240 59 St from P2 to R3. We regularly drive to Mackenzie Trails to walk most mornings and feel that a
large commercial development, such as the one proposed at that location will drastically change
conditions and the natural appeal of the area. One of the attractive features of the city of Red Deer is its
attention in the past to maintaining and developing areas that allow the presence and development of
nature with its great variety of plants and animals that we can all enjoy. Please do not allow this change
to the zoning of this area. It is to the detriment of what makes Red Deer an attractive place to live.

As to the issue of providing housing which ostensibly seems to be behind the administration’s
recommendation, we expect this housing will be for “those who can afford it” due to the prime viewing
location of this proposal. This will drive a further wedge between the “elite” and “the common man”,

something we do not need in Red Deer.

There are many other reasons for not allowing this request which others will no doubt be presented by
residents of the area and others. We support those reasons as well.

Thank you for your consideration of this request.

Fred and Elaine Nordby

Sent from my iPad
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From: Jenna Brotnov <jenna.brotnov@hotmail.com>
Sent: April 21, 2023 10:58 AM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] Proposed Development

| oppose the changes and proposed development and zoning of area:
4240 59 street from PS to R3.
Jenna Brotnov

Sent from my iPhone
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From: Lisa Verbisky <verbiskylisa@gmail.com>
Sent: April 21, 2023 12:15 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] East Lincoln Properties' proposal

Please see attached letter opposed to the proposal put forth by East Lincoln Properties'

Lisa Verbisky
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From: Maureen McCall <mdmccall@yahoo.com>

Sent: April 21, 2023 4:47 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] opposed to re-zoning of Public Service Land to allow new apartment buildings along
the Red Deer River west of Gateway School

Dear Red Deer City Council,

| am submitting this letter in OPPOSITION to the request by a developer to have public service land that
is located between 59 St and the Kerry Wood Nature Centre re-zoned to allow construction of apartment
buildings. | believe that this issue will be heard on May 3, 2023. This land is contained within the riparian
corridor that makes up Red Deer's treasured Waskasoo Park system and is highly vulnerable to flooding
and environmental degradation. If the developer is allowed to build apartment buildings here, Red Deer's
incredible park system, biodiversity linkages and the public trail systems will be irreparably damaged.

When (not if) flood damage occurs, will Red Deer tax payers end up bailing out the property developers?

With Capstone sitting empty, the Buffalo Hotel site about to come open for development and the multitude
of commercial real estate in downtown Red Deer that is sitting empty and prime for re-development to
breathe new life into our downtown core, our City Council should be encouraging/incentivizing developers
to build high density housing units in those locations rather than within our public service land and park
system.

Yours truly,
Dr. Maureen McCall, MD, MPH, CCFP
Palliative Medicine Physician

Maureen MccCall

2 Savoy Crescent

Red Deer, AB T4N 0C9
CANADA

cell: (403) 597-5863
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From: Sheldon Nadeau <snadeaul@telus.net>

Sent: April 21, 2023 12:02 AM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Cc: Kaisa Nadeau <kaisa.nadeau@telus.net>

Subject: [External] BYLAW NO. 3357 / A — 2023 - Waskasoo Rezoning

For Consideration by Red Deer City Council,

For 21 years | have called Red Deer my home and 19 of those years we have made my home in
Waskasoo. It is here we are raising our family. It is a community our family enjoys with a great
community. When we look at developments in the area, we consider in the context of two questions:
What value does it bring to the community? What value does it bring to my family?

| spoke on this same issue approximately 10 years ago when this property was first requested for
development and after considerable time my community concerns have not really changed.

Traffic

Our neighbourhood already has significant traffic problems. My family, and many other households,
have young children. Our children play in our yards, on the streets, parks, and attend nearby schools by
walking . With four schools, theatre, nature center, city yards, sports facilities, and major park areas, 45
Ave is a very busy road and not all motorists are careful drivers nor respect the neighbourhood and
speed zones. Accidents are common and thankfully, so far, not with the children. The schools generate
excessive traffic due to parent drop offs and student drivers. Some schools in the area do not have
bussing services or students live outside of regional bus services so parent drop offs are quite excessive.
Adding high density seniors housing to the end of these streets will only add to the traffic situation and
congestion. How many thousands of heavy vehicle trips (handy buses) per month will this add? How
many blurry eyed motorists will be driving through playground zones? How many staff and guests will be
visiting daily? Getting in and out of our neighbourhood during school rushes is already a tedious task.

Environmental

The development area is known to be ex-military grounds and nearby contains both old city and military
dumps. If | recall from previous studies, some of these locations were not specifically known. Ground
disturbance is a concern regarding hazardous issues. Leave the sleeping dog lie as they say. We all know
what happened in neighbouring cities (Calgary) where residential developments were allowed on
contaminated lands. https://www.thestar.com/calgary/2018/04/30/after-31-million-cleanup-former-
refinery-site-in-calgary-to-reopen-as-park.html

The property is adjacent to a riparian area. Riparian areas in modern times have been highly regulated
for development and protected from disturbance.

The property is adjacent to an eroding river bank. The city has already made riparian interferences here
to stabilize the embankment. In time, nature always wins, and the bank will erode toward the proposed
development destabilizing the building site. We all know what happened in neighbouring cities
(Edmonton) where residential developments were allowed on eroding river banks.
https://www.cbc.ca/news/canada/edmonton/oct-26-1999-landslide-sends-riverbend-homes-into-the-
valley-1.3824342



https://www.thestar.com/calgary/2018/04/30/after-31-million-cleanup-former-refinery-site-in-calgary-to-reopen-as-park.html
https://www.thestar.com/calgary/2018/04/30/after-31-million-cleanup-former-refinery-site-in-calgary-to-reopen-as-park.html
https://www.cbc.ca/news/canada/edmonton/oct-26-1999-landslide-sends-riverbend-homes-into-the-valley-1.3824342
https://www.cbc.ca/news/canada/edmonton/oct-26-1999-landslide-sends-riverbend-homes-into-the-valley-1.3824342
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The development will also be nearby the Gaetz Lakes Bird Sanctuary. This park has special protections
abided by across the region in regards to development and construction activities. Environmentalist
actions are now enshrined in regulations across many jurisdictions to protect and enhance bird
populations and facilitate seasonal migrations. The sanctuary is part of these projects and adjacent
developments do not further those goals. Adding more nearby population will also increase the usage of
the park. While we all want to enjoy nature, a nature preserve does not thrive with high human traffic.
Additional park areas bordering the river, riparian areas, and bird sanctuary add to the value of the lands
already set aside for these purposes. The idea that a suitable wildlife corridor adjacent to the
developments or through a parking lot area between buildings per the project proposal is simply daft.

PROJECT

Riverglen Development
=== Pedestrian Travel
Gatnring Node
~w==p Wildlife Corridor

Existing School

Neighbourhood

Waskasoo already has significant high density housing within its division and many of these properties
are negative to our neighbourhood. Additional high density housing adds to this change of character.
The property proposal is also out of character compared to neighbouring properties in that it will be
adjacent to R1 areas and removed from other R3 areas.

Infrastructure

Waskasoo is an old neighbourhood with very aged infrastructure. | did not see in the proposal how the
site would be serviced, but we already have problems with water, sewer, and power services. How is the
capacity of existing services going to handle adding such a large development?

Past Decisions

This area is designated as park/public use and the previous councils that reviewed these applications
agreed this is the best use of this land. Yet here we are again discussing these same applications every
few years. Continually reopening these issues costs hundreds of residents time and energy and quality
of life to respond. There are many areas in Red Deer that would provide a more suitable development
location for the intended use and closer to services the residents will utilize.

Additional Developments
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Parkland School has also planned to build a new admin building in the area. We must also be mindful of
the impacts of this development to our community in conjunction with other development applications.
Many of the same concerns will be raised in particular the additional traffic. Bringing in two high traffic
developments will be really too much.

After years of consideration, | do not feel this development proposal brings additional value to our
community. To register a clear position, we are opposed to the request to rezone this property.

Sincerely,

Mr. Sheldon Nadeau, P. Eng.
Mrs. Kaisa Nadeau, P. Eng.
& Family

4511 Moore Cr.



Item No. I.l.a. City Council Special Meeting
Page 539

From: Neil Hill <neilhill@hotmail.ca>

Sent: April 21, 2023 9:41 AM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] 4240 59 St

| oppose the proposed development of a high density apartment building on the site of 4240 59 St. It
does not fit the neighborhood, the roads in and out have no capacity to support such a development.
There is no way anything other than a public park, sports field, day use, or at most a single story
community enhancement such as a single story day care, long term care, small community centre,
belongs on this site.

There should be not allowance of outside interests swaying what’s best for the community for the short
term financial gain of a small group of investors & developers.

The city and council are duty bound to protect this community from short sighted, self interests. The
fact that a proposal to build such a development was even made shows with out a doubt zero respect
for the area or the residents.

City council needs to stand up and deny this application & show integrity to the people of Waskasoo &
the city as a whole.

- Neil Hill
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From: Nicole Butler <mattnicolebutler@gmail.com>
Sent: April 21, 2023 11:14 AM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] Zoning 4240 59 street proposal

To whom it may concern,

| oppose the changes and proposed development and zoning of area:

4240 59 street from PS to R3. This area should be used for something very specific since there are so many children
there. This is the largest elementary school in Red Deer.

Nicole Butler
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From: Olga C <olga5496 @gmail.com>

Sent: April 21, 2023 12:40 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] The zoning of 4240 59 St

Hello,

We are a family of five and all of our three children attend either Gateway Christian school or Lindsay
Thurber school. We would like to side with the residents of the Waskasoo Community to keep the
zoning of 4240 59 St as Public Service.

With everyday commute to these schools we know firsthand how busy the streets of this community get
on most mornings and afternoons. And we agree with the residents of the Waskasoo Community that
increased population density will cause further traffic and parking difficulties and will have an adverse
effect on the wildlife.

We would like to respectfully ask the council to reconsider and keep the zoning of this area at PS.

Best regards,
Olga Chintea
403-307-0046

"We may throw the dice, but the Lord determines how they fall.”
Proverbs 16:33 NLT
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From: Peter Slade <petersladel0@gmail.com>

Sent: April 21, 2023 1:33 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>; Torben Andersen <torben_885@hotmail.com>;
Sheila Bannerman <sjbannerman@gmail.com>

Subject: [External] Land Land Use Bylaw 3357/A-2023 and Waskasoo ARP Bylaw 3567/A-2023 Public
Hearing Submission

Attached is the Woodlea Community Association's submission with respect to the above Public Hearing,
concerning East Lincoln Properties' proposed development at 4240 59 St.

Please acknowledge receipt of this submission.

Peter Slade, Chair
Woodlea Community Association
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From: Rod Trentham <rod.trentham@gmail.com>

Sent: April 21, 2023 2:42 PM

To: Orlando Toews <Orlando.Toews@reddeer.ca>

Subject: [External] Comments Re: the East Lincoln Developments Zoning Change

Hello Orlando:

Attached please find my comments with regard to East Lincoln Developments proposed
change to the Public Service (PS) Zoning to Residential medium Density (R-3) between
Gateway Christian School and the Red Deer River.

Thanks!

From: Rod Trentham <rod.trentham@gmail.com>

Sent: April 21, 2023 3:16 PM

To: Vesna Higham <Vesna.Higham@reddeer.ca>

Subject: [External] Re: East Lincoln Development's Proposed Change to the Zoning from Public Service
(PS)

Greetings Vesna:

Attached please find my letter.

I strongly oppose East Lincoln Development's proposed Zoning change from Public
Service (PS) to Residential Medium Density (R-3) between Gateway Christian School
and the Red Deer River for a myriad of reasons as outlined in my attached letter.

Thanks!
rodjt

2023 April 21

To: Orlando Toews, orlando.toews@reddeer.ca

City of Red Deer Planning Department

Re: East Lincoln Development Proposal to Change Zoning from PS to R-3

Greetings:

This Developer knew exactly how this land was zoned as Public Service (PS) before purchasing
it to develop it as R-3 High Density Residential. This is far more than just a Waskasoo
Community Association issue: it is a Waskasoo Park, Red Deer — and a regional issue — although
it is the City who pays for Waskasoo Park since the Klein government terminated regional
planning, ended the 33 year funding agreement after 11 years and cut municipal funding by 50%
in 1994.

People move to Red Deer to retire, choose to stay here, or come to visit here because of
Waskasoo Park and its many natural amenities, the Gaetz Lake Sanctuary, and the
environmental sentinel that is the Kerry Wood Nature Centre. No City has anything like it.

This proposal with 120 apartments will have a profound effect on the ecology of the area as has
been mentioned over and over in most of the submissions:
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¢ the impact of this development a mere 7.5 m from the river along this narrow wildlife
corridor for plants, invertebrates, herptiles, mammals and birds will be profound.

¢ the loss of a permeable surface to the Roof Top Effect (non-permeable roofs, pavement,

cement) will lead to a storm trunk gush during major rain events and will require more

Rip Rap to armour this bend in the River — a barrior to wildlife.

this area is an important buffer between the Gaetz Lake Sanctuary and the Red Deer

River

X/
°e

Dangerous Precedent:

We lived for close to 30 years in old Deer Park — the Northwest which was less than a couple of
streets wide along 30™ Avenue from just north of Alliance Church at 39" Street to Ross Street. In
1987, construction started behind us continued most of the way to Delburne (the road at least).
The City had a sign as you entered the neighbourhood, “No School is planned for this
Neighbourhood” as they had in the Rosedale subdivision. When a school was later proposed for
these large grass parks zoned Public Service (PS), residents adjacent along Dawson Street,
Davision Drive and possibly Denison Cresent went ballistic. No school was built.

In Rosedale, homeowners surrounding the (PS) Lawn Grass Park on Ramsey Avenue, Raabis
2

Street, Reinholt Avenue and Reichley Street went ballistic when a Middle School was proposed.
Rosedale ended up with a nice community centre, tennis courts, rinks, ball diamonds, soccer
pitches and so on --without a school.

In Dawson Park, on the other hand there is no shelter; that ended up at Holy Family School on
the south side of 39™ Street. The outdoor rink is seldom used nor are the tennis courts. The ball
diamonds, soccer pitches are used in the spring and early summer for leagues. The playgrounds,
I am not sure (they are so safe and pretty boring now).

Deer Park does not have anywhere close to the population density of the Waskasoo Community.
Perhaps a Developer could change the zoning from Public Service (PS) to Residential High
Density (R-3) or (R-4) and build a six story apartment complex with underground parking to
mitigate the roof top effect. The location is good: a small Mall just north on Davison; three or
four blocks from the Deer Park Community Shelter and rink at Holy Family School; close to the
Co-op Grocery Store and larger Co-op Mall with a neighbourhood health services, fast food
restaurants, a neighbourhood pub and a gas bar.

And of course, money for the City coffers.

This is but one example of the possibilities. Look at all those Lawn Grass Parks or even wooded
ones in the old neighbourhoods zoned PS. There are many other Lawn Grass parks zoned (PS)
throughout the City of Red Deer that could be re-zoned R-3 or R-4 — without the ecological

ramifications and impact of this proposal.

Thank you!
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nodft

Rod Trentham
4623 B 45™ Street
Red Deer AB
T4N 1K3

c: 587.377.5555
rod.trentham@gmail.com
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From: Sarah Heikkinen <Sarah.Heikkinen@novachem.com>

Sent: April 21, 2023 2:26 PM

To: Orlando Toews <Orlando.Toews@reddeer.ca>

Cc: Sarah Heikkinen <sarah_switz@hotmail.com>

Subject: [External] East Lincoln Properties' Proposed Amendments to the Waskasoo Area
Redevelopment Plan

April 21, 2023
Dear Mr. Toews;

| reside within the Waskasoo neighborhood at 5541 45 Avenue, as property owner and have lived in
Waskasoo for 7 years at this address. | am vehemetly opposed to the any and all proposed changes to
Land Use Bylaw 337-A-2023, and any amendment of the Waskasoo Area Development Plan to rezone
4240 59 street from PS to R3.

While | favor redevelopment over expanding urban sprawl, this proposed change does not add value to
the greater community and serves only to drive profit for the developer. The area in question is on the
north side of the Waskasoo neighborhood with no access to 67t street, and runs along 45" avenue. As
many residents have highlighted, 45" avenue traffic is already congested due to traffic from three
neighborhood schools, recreational amenities (Kerry Wood Nature Centre, McKenzie Trails, and ball
diamonds), city parks nursery, Parkland C.L.A.S.S., and the Memorial Centre/Festival Hall. The age of the
Waskasoo neighborhood predates engineering standards for roadways and infrastructure, yet 45
avenue remains a bus route and main artery for accessing the aforementioned schools, amenities, and
residential areas within Waskasoo north of 67" street. In relation to other city “collector roads” 45"
avenue is excessively narrow due to its vintage, with traffic studies showing that by design 45" avenue is
often well beyond design capacity for its intended use. As a home owner on 45" avenue, | can tell you
that it can take upwards of 15 minutes to get out of my driveway during peak periods; how then could
emergency vehicles access areas like Moore Crescent or Waskasoo Crescent?

| have chosen to invest in property within the Waskasoo neighborhood because | want to live in a
walkable and safe location, accessible to natural spaces, and for the appreciation of wildlife that comes
with these features even within the city core. The land in question at 4240 59" street id directly along
the South Bank Trail section of our city bike paths as they connect to Kerry Wood Nature Centre and the
Gaetz Lakes Sanctuary. This walking path is used throughout the year by neighborhood residents and
people from all over Red Deer to recreate and take in the river valley landscape. Development at the
proposed site would require revision to this walking path, likely adding driveways or completely
disconnecting it from the greater trail system. As residents of Waskasoo the solitude afforded by the
ability to connect with nature by way of our parks trail system is core to our quality of life; a key factor in
each of us choosing to invest in this neighborhood.

Not only do I live in Waskasoo, but | have chosen to raise my family here. My children have been
afforded a great appreciation for the environment because of the green spaces in our city, we pick
saskatoons along 45™ ave opposite the parcel in question. Moose, deer, weasels, skunks, snakes, and
foxes also reside along our river; for some residents walking our trails are their primary interactions with
wildlife.

This is not simply a case of opposition to change, as many group submissions have detailed the risk to
the sensitive riparian zone along Red Deer river, loss of enjoyment and quality of life for not only
Waskasoo residents but all who enjoy our parks and trail system, risk to safety of residents od Waskasoo
and employees of neighborhood amenities by exacerbating traffic congestion whereby ignoring lack of
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access for emergency vehicles; and lastly, a precedent where PS land can quickly be rezoned in favor of a
developer and against public interest.

Sarah Heikkinen
5541 45 Ave
Red Deer, AB
T4N 3L7
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From: Taryn Gerock <tgsgsgb6l@outlook.com>
Sent: April 21, 2023 8:31 AM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] 4240 59th st

| oppose the proposed zoning changes from P3 to R3.

Kindly,
Taryn Gerock

Sent from my iPad
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From: tracy g <tracy.graham24@hotmail.com>
Sent: April 21, 2023 10:27 AM

To: Council Agenda <CouncilAgenda@reddeer.ca>
Subject: [External] zoning change from PS to R3

| absolutely OPPOSE the change of zoning at 4240 59st. beside Gateway Christian School. | am
quite frankly shocked that this idea is even being entertained. Not only will it negatively impact
the small, quiet community, it will negatively impact the wildlife. Please use common sense
and don't let this go through.

Tracy Hill
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From: John Bouw <johnbouw61@gmail.com>

Sent: April 21, 2023 3:08 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Cc: secretary@waskasoo.info

Subject: [External] Red Deer City Council Public Hearing May 3, 2023 5:00 PM

City Hall to consider Land Use Bylaw Amendment 3357/A-2023 and Waskasoo Area
Redevelopment Plan Amendment 3567/A-2023 to rezone a privately owned 1.6822 hectare (4.16
acre) parcel in Waskasoo from the PS-Public Service District to the R3-Residential (Multiple Family)
District

| am very disappointed that the City of Red Deer Administration supports these amendments and the
proposed apartment development!

The City of Red Deer has received an outpouring of letters and emails from concerned residents. They
are all opposed to these amendments and the proposed development for a wide variety of reasons but
the predominant ones are concerns with the Environment, Traffic, and Responsible Development.

In addition to these letters you have received letters from the Gaetz Lake Sanctuary Committee,
Waskasoo Environmental Education Society, Red Deer River Alliance, Red Deer River Naturalists, and the
Waskasoo Community Association, again all in opposition.

I myself have written previous letters of opposition so will not express my views and opinions in this
letter again.

| am assuming the city has never received this amount of opposition to bylaw changes and a
development, especially one on an Environmentally Sensitive Green Space adjacent to the Red Deer
River. Changing land from PS to R3 is setting a very serious and dangerous precedent in Red Deer.

I am asking Red Deer City Council to defeat the 2 bylaws before you on May 3, 2023.
Sincerely

John Bouw

4592 Waskasoo Crescent
Red Deer

T4N 2M?2

403-318-7651
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From: Kelly Ostermann <kostermann@matrix-solutions.com>

Sent: April 21, 2023 3:42 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Cc: Orlando Toews <Orlando.Toews@reddeer.ca>; Tanya Kure <t.kure@eastlincolnproperties.com>
Subject: [External] Public Hearing May 3, 2023 - Land Use Bylaw Amendment 3357/A-2023 and
Waskasoo Area Redevelopment Plan Amendment 3567/A-2023

Good afternoon,
Please see the attached documents related to the Public Hearing for the rezoning of parcel at 4240 59
Street. If you have any questions please contact me at your convenience. Best regards,

Kelly Ostermann, M.Sc., P.Ag. | Principal Environmental Scientist

MATRIX SOLUTIONS INC. | Environment & Engineering
A 600, 214 - 11 Ave. SW, Calgary, AB T2R 0K1
D 403.261.5216 | C 780.719.8654 | T 403.237.0606
1.877.774.5525
www.matrix-solutions.com
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Version 1.0
April 21, 2023 Matrix 36199-510

Red Deer City Council

c/o Clerk, Legal & Legislative Services
Box 5008

Red Deer, AB

T4N 3T4

Subject: Land Use Bylaw Amendment 3357/A-2023 and Waskasoo Area Redevelopment Plan
Amendment 3567/A-2023 to Rezone a Parcel in Waskasoo from PS — Public Service District
to R3 — Residential (Multiple Family) District; Property 4240 59 Street — Owner East Lincoln
Properties Corp Public Hearing Council May 3, 2023

1 INTRODUCTION

East Lincoln Properties Corp., the registered owner of the above-mentioned property, commissioned
Matrix Solutions Inc. to assist with their rezoning application, and review and evaluate the comments of
the Waskasoo Community Association (WCA) and other stakeholders submitted to Council in opposition
to the application.

1.1 Scope of Letter Report

In response to the comments, this letter provides an evaluation of the subject rezoning application with
respect to certain aspects of the application. We have reviewed the following plans, reports, and
materials, among other things: Municipal Development Plan, Waskasoo Area Redevelopment Plan (ARP),
and Land Use Bylaw 3357/2006. This report provides expert opinion on the vegetation aspect of the
project.

2 INFORMATION REVIEWED

The following information was reviewed:

1. The City of Red Deer City Council Meeting Agenda from Monday, April 3, 2023 — Council Chambers,
City Hall and appended documents including:

+ Land Use Bylaw 3357/2006, and Waskasoo Area Redevelopment Plan Bylaw 3567/2016
+ East Lincoln Properties Rezoning application

2. Municipal Development Plan Bylaw 3404/2008

3. Waskasoo Community Association (WCA) summary of concerns (WCA 2023)

Suite 600, 214 — 11 Ave. SW T403.237.0606 F 403.263.2493
Calgary, AB, Canada T2R OK1 www.matrix-solutions.com
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4. The letter report prepared by Chris Olsen subject “4240-59 Street, proposed amendments to the Land
Use Bylaw and Waskasoo Area Redevelopment Plan (ARP)” (Olsen 2023)

3 EVALUATION

This evaluation focused on the concerns of the WCA and Olsen with respect to impacts on the green space
and the riparian zone along the Red Deer River with a change in the land use zoning from PS to R3.
Currently the East Lincoln Properties proposed rezoning area from PS-Public Service to R3-Multi
Residential District. Zoning differences between PS and R3 are attached. Under PS, the permitted uses are
recreation and sports activities; for R3 the permitted uses are multi-attached and multi-family buildings.
Because the PS and R3 both include assisted living facilities, the R3 use proposed for an independent
senior living accommodation has no material difference in the potential for riparian impact from the
existing PS zoning.

There are no guidelines related to vegetation resources that are included in the Land Use
Bylaw 3357/2006. The Municipal Development Plan Bylaw 3404/2008 states that the City of Red Deer
“shall continue to use the Natural Area/Ecospace Classification and Prioritization System as one of the key
elements in land use planning”. Bylaw 3404/2008 also sates that lands adjacent to water courses require
a strip of land dedicated as environmental reserve to provide a buffer and public access if the lands are
subdivided.

The subject property is located approximately 25 m east of the Red Deer River within the City of Red Deer.
The subject property is fenced, and is a flat tame grass area which appears to have served as a playground
area for the Gateway Christian School (AEP 2012). The subject property is not within any vegetation
species at risk ranges (SARA 2021) or any historical rare plant occurrences (ACIMS 2022). There are no
wetlands within the subject property according to the ABMI and AMW!I datasets (AMWI 2017 and ABMI
2021) or based on review available imagery.

Based on current zoning or a rezoning to R3, the riparian area will not be directly impacted. The project
will avoid the riparian area and will also avoid the Municipal Reserve (MR) that is on the east side of
45 Avenue. The avenue and the MR are at least 30 m in width from the west edge of 45 Avenue, and will
provide a buffer to the riparian zone. The potential rezoning to R3 and redevelopment will result to a
change of stormwater management. Based on a shallow borehole drilling report done by Amec Foster
Wheeler (2016), there is sand, gravel, and/or bedrock 2 to 3 m below ground surface along 45 Avenue in
proximity to the subject property. This zone may or may not be hydrologically connected to the riparian
zone; at this time, we have insufficient information to determine if there is a connection.

The subject property is privately owned, fenced, and is currently undeveloped. In the past the subject
property was part of the adjacent school site and was used for recreational school activities but currently
acts as an extension of the school grounds. While we have not visited the subject property, it is likely
agronomic turf grasses with low species diversity. The loss of this area would not negatively impact the
native vegetation species diversity in the area.

36199-510 Vegetation LR 2023-04-21 final V1.0.docx 2 Matrix Solutions Inc.
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4 CONCLUSIONS

The following conclusions are drawn based on the evaluation:

e The proposed rezoning will not directly impact the riparian zone. Additional assessment would be
required to determine connectivity of the sand, gravel, or bedrock zone to the riparian zone; however,
this would have to happen if the parcel stayed zoned as PS and a discretionary use was proposed. This
information would need to be integrated into stormwater management to ensure no indirect impacts
to the riparian zone and we understand this to be part of the development permit application stage.

e The proposed rezoning will not have a negative impact on native vegetation diversity in the area.

5 CLOSURE

We trust that this letter report suits your present requirements. If you have any questions or comments,
please call the undersigned at 403.237.0606.

Yours truly,

MATRIX SOLUTIONS INC.

Kelly Ostermann
Principal Environmental Scientis

KO/cl
Attachment

copy: Tanya Kure, East Lincoln Properties
Rick Grol, Planning and Development Consultant

VERSION CONTROL

Issue
VerSIon Date “ Descrlptlon
Type

21-Apr-2023 Final 36199-510 Vegetation LR 2023-04-21 final V1.0.docx Issued to client

DISCLAIMER

Matrix Solutions Inc. certifies that this report is accurate and complete and accords with the information available during the project.
Information obtained during the project or provided by third parties is believed to be accurate but is not guaranteed. Matrix Solutions Inc. has
exercised reasonable skill, care, and diligence in assessing the information obtained during the preparation of this report.

This report was prepared for East Lincoln Properties Corp. The report may not be relied upon by any other person or entity without the written
consent of Matrix Solutions Inc. and of East Lincoln Properties Corp. Any uses of this report by a third party, or any reliance on decisions made
based on it, are the responsibility of that party. Matrix Solutions Inc. is not responsible for damages or injuries incurred by any third party, as a
result of decisions made or actions taken based on this report.
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ZONING DIFFERENCES

PS — Public Service

(Institutional or Government) District

Permitted Uses:

Recreation and sport activities operated or
sponsored by a governmental body or agency for
the participation of the public at large

Discretionary Uses:

Assisted living facility

Campground

Day care facilities

Institutional service facility

Offices for community-oriented groups which have
recreation as part of their programs

Private clubs or organizations

Retail sales of goods, excluding Cannabis Retail
Sales, required in connection with a use approved
under this table

Temporary care facility

Regulations:

Floor Area Minimum

+ Not applicable, except for a unit in assisted
living residence or retirement home 23.0 m?

Front Yard Minimum

+ Subject to Development Authority approval

Side Yard Minimum

+ Subject to Development Authority approval

Rear Yard Minimum

+ Subject to Development Authority approval

Landscaped Area

+ Subject to Development Authority approval

Parking Spaces

+ Subject to sections 3.1 & 3.2 of the Land Use
Bylaw 3357/2006

Note: Adapted from City of Red Deer 2023

Public Service and Multi Residential District Zoning Comparison

R3 Multi Residential District

Permitted Uses:

Multi-attached building up to 35 units/ha
Multiple family building up to 35 units/ha

Discretionary Uses:

Assisted Living Facility, Day Care Facility, Day Care
Adult, Temporary Care Facility, or place of worship
or assembly

Multi-attached building over 35 units/ha

Multiple family building over 35 units/ha

Regulations (Multi-attached & Multiple family):

Floor Area Minimum

+ Multi-attached: 60.0 m? per unit

+ Multiple family building: 37.0 m? per unit

+ Assisted living facility: 23.0 m? per unit

Front Yard Minimum

+ Multiple family: 7.5 m subj to sec 5.7(2) and
3.19

Side Yard Minimum

+ Multi-attached: 1.8 mto 2.4 m

+ Multiple family, Assisted Liv: 3 & 4 storey:
45m

Rear Yard Minimum

+ 75m

Landscaped Area Minimum

+ 35%

Parking Spaces

+ Subject to sections 3.1 & 3.2

Maximum Building Height

+ Multiple family and Assisted living: 4 storeys

Site Coverage Maximum:

+ 60%
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Version 1.0
April 21, 2023 Matrix 36199-510

Red Deer City Council

c/o Clerk, Legal & Legislative Services
Box 5008

Red Deer, AB

T4N 3T4

Subject: Land Use Bylaw Amendment 3357/A-2023 and Waskasoo Area Redevelopment Plan
Amendment 3567/A-2023 to Rezone a Parcel in Waskasoo from PS — Public Service District
to R3 — Residential (Multiple Family) District; Property 4240 59 Street — Owner East Lincoln
Properties Corp Public Hearing Council May 3, 2023

1 INTRODUCTION

East Lincoln Properties Corp., the registered owner of the above-mentioned property, commissioned
Matrix Solutions Inc. to assist with their rezoning application, and review and evaluate the comments of
the Waskasoo Community Association (WCA) and other stakeholders submitted to Council in opposition
to the application.

1.1 Scope of Letter Report

In response to the comments, this letter provides an evaluation of the subject property rezoning
application with respect to certain aspects of the application. We have reviewed the following plans,
reports, and materials, among other things: Municipal Development Plan, Waskasoo Area Redevelopment
Plan (ARP), and Land Use Bylaw 3357/2006. This report provides expert opinion on the wildlife aspect of
the project.

2 INFORMATION REVIEWED

The following information was reviewed:

1. The City of Red Deer City Council Meeting Agenda from Monday, April 3, 2023 — Council Chambers,
City Hall and appended documents including:

+ Land Use Bylaw 3357/2006, and Waskasoo Area Redevelopment Plan Bylaw 3567/2016
+ East Lincoln Properties Rezoning application

2. Municipal Development Plan Bylaw 3404/2008

3. Waskasoo Community Association (WCA) summary of concerns (WCA 2023)

Suite 600, 214 — 11 Ave. SW T403.237.0606 F 403.263.2493
Calgary, AB, Canada T2R OK1 www.matrix-solutions.com
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4. The letter report prepared by Chris Olsen subject “4240-59 Street, proposed amendments to the Land
Use Bylaw and Waskasoo Area Redevelopment Plan (ARP)” (Olsen 2023)

5. Google Maps (street view) — Imagery at site was reviewed to look at topography and barriers to
movement

6. Fish and Wildlife Internet Mapping Tool (FWIMT; AEP 2023) - FWIMT data were reviewed to
determine if historical observations of wildlife species at risk (SAR) and wildlife habitat features (e.g.,
nests, leks, burrows, and dens) are within 1 km of the site (AEP 2023)

7. Llandscape Analysis Tool (LAT; AEP 2021b). Provincial wildlife sensitivity data layers (AEP 2021c) were
reviewed to identify provincially designated sensitive wildlife ranges, zones, and water bodies that
overlap the site are within 1 km

3 CURRENT SITE CONDITIONS AND DISCUSSION

The subject property is located entirely within the sensitive raptor range (bald eagle) and the sharp-tailed
grouse survey area (AEP 2023). No other provincially designated wildlife sensitivity areas overlap the
subject property or are within 1 km. Wildlife SAR that have been historically observed within 1 km of the
subject property as noted in the FWIMT data including American white pelican, bank swallow, common
yellowthroat, ferruginous hawk, and pileated woodpecker (AEP 2023).

There is habitat for wildlife species in the area, mainly focused along the river. Raptor and other species
could nest in the treed areas along the river and other species may use this area as a travel corridor.
However, based on current zoning or a rezoning to R3, the riparian area will not be directly impacted. The
project will avoid the riparian area and will also avoid the Municipal Reserve that is on the east side of
45 Avenue.

The main area for development is a flat tame grass area which appears to have served as a playground
area for the Gateway Christian School (AEP 2012). Imagery at the subject property from Google Street
View and Google Maps indicates that the school yard is currently surrounded with a chain link fence along
the sides that parallel the road and river (i.e., west and south sides). The fence is not entirely continuous
and while it would be a partial obstacle to movement by medium and large mammals, it would not stop
movement of small animals (e.g., snakes and amphibians). The tame grass area that makes up most of the
subject property can provide habitat for animals to forage and move across; however, it is very open and
may be avoided due to predation risk. Under both PS and R3 zoning, this lower quality habitat could be
removed and impacted.

4 ZONING DIFFERENCES

There is no specific mention of wildlife regulations in the documents reviewed. There are different types
of buildings that are permitted under each zoning (e.g., assisted living facilities under PS, multi-attached
building under R3) and the potential impacts on wildlife would depend on the end land use selected under
each zoning scenario. In addition to different uses, the regulations under the R3 program are more
prescriptive while the regulations under the PS designation are largely subject to Developmental Authority
approval, meaning there is uncertainty in what could be developed under the PS zoning.

36199-510 Wildlife LR 2023-04-21 final V1.0.docx 2 Matrix Solutions Inc.



Item No. I.l.a.

City Council Special Meeting

The City's Development Authority may require an environmental assessment as part of the development
permit application process. If important wildlife habitat features (e.g., nests, dens) are identified near the
subject property, proper mitigation measures could be considered by the Development Authority in the
review of the development permit application. The applicant should work collaboratively with the City in
that regard.

5

CONCLUSIONS

The following conclusions are drawn based on the findings of the wildlife assessment:

Rezoning will not directly impact the riparian zone. As wildlife can experience indirect impacts such
as sensory disturbance, there could be impacts to wildlife from development under both PS and R3
zones, depending on the development plan.

Certain types of development allowed under both zoning scenarios could impact wildlife movement.

There are different types of buildings that are permitted under each zoning designation (e.g., assisted
living facilities under PS, multi-attached building under R3) and the potential impacts on wildlife would
depend on the end land use selected under each zoning scenario.

The regulations under the R3 program are more prescriptive while the regulations under the PS
designation are largely subject to Developmental Authority approval, meaning there is uncertainty in
what could be developed under the PS zoning.

We understand that if additional assessments are required, they would be done as part of the
development permit application stage.
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We trust that this letter report suits your present requirements. If you have any questions or comments,

please call the undersigned at 403.237.0606.
Yours truly,

MATRIX SOLUTIONS INC.

Biologists
Delanie D. Playe

°§

O

Delanie Player

Principal Wildlife Biologist
April 21, 2023

DP/cl

copy: Tanya Kure, East Lincoln Properties.
Rick Grol, Planning &Development Consultant

VERSION CONTROL

|
Type

21-Apr-2023 Final 36199-510 Wildlife LR 2023-04-21 final V1.0.docx

DISCLAIMER

Issued to client

Matrix Solutions Inc. certifies that this report is accurate and complete and accords with the information available during the project.
Information obtained during the project or provided by third parties is believed to be accurate but is not guaranteed. Matrix Solutions Inc. has
exercised reasonable skill, care, and diligence in assessing the information obtained during the preparation of this report.

This report was prepared for East Lincoln Properties Corp. The report may not be relied upon by any other person or entity without the written
consent of Matrix Solutions Inc. and of East Lincoln Properties Corp. Any uses of this report by a third party, or any reliance on decisions made
based on it, are the responsibility of that party. Matrix Solutions Inc. is not responsible for damages or injuries incurred by any third party, as a

result of decisions made or actions taken based on this report.
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From: Erin Black <erin.black@rdpsd.ab.ca>

Sent: April 21, 2023 2:04 PM

To: Council Agenda <CouncilAgenda@reddeer.ca>

Subject: [External] Letter of concern Re: Land Use Bylaw 3357/A-2023, and Waskasoo Area
Redevelopment Plan Bylaw 3567/A-2023

Good afternoon,

Please see a letter of concern on behalf of Nicole Buchanan, Board Chair of Red Deer
Public Schools regarding Land Use Bylaw 3357/A-2023, and the Waskasoo Area
Redevelopment Plan Bylaw 3567/A-2023.

Thank you,
Erin

Erin Black
Communications Assistant

Red Deer Public Schools
4747 53rd Street

Red Deer, Alberta

T4N 2E6
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» RED DEER
PUBLIC SCHOOLS

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,
%&A@Za‘w -
0 Children,
Our
Nicole Buchanan, Eitrtytgfé’?ts,
Chair of the Board of Trustees Future

Red Deer Public Schools
4747 53 Street » Red Deer, Alberta » T4N 2E6 » Phone (403) 343-1405 « Fax (403) 347-8190 « www.rdpsd.ab.ca
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From: Susan J <susanj9@telus.net>

Sent: April 21, 2023 3:34 PM

To: Planning Services <Planning@reddeer.ca>

Subject: [External] Written Submission for May 3, 2023 Public Hearing; Proposed amendment to
Waskasoo ARP and rezoning

Attached is my written submission for the above-captioned public hearing.

Susan Jensen
5829 45 Avenue
Red Deer Alberta
T4N 3M1
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Thank you for the opportunity to submit written comments for the public hearing and to
respond to materials in the First Reading Agenda package.

This letter supplements my previous submissions OPPOSING East Lincoln’s two applications.

My concerns: Re the City Planning Report in the First Reading Agenda Package

The “Rationale for Recommendations” makes oversimplified generalizations. For example:

(a) “Both the existing PS and proposed R3 zoning consider similar uses. Assisted Living
Facility and Multi-Family apartment style uses are very similar in scale and use intensity”.
(Pg 27, Rationale for Recommendation #2).

1. Assisted Living is a DISCRETIONARY use for land zoned PS.

Discretionary Use means “a use of land [or] building ... that may be
permitted by the Development Authority after due consideration is given to
the impact of that use upon neighbouring land and other lands in the city ....
(LUB s.2) PS zoning preserves discretion, notice and public input.

Council also needs to clearly send a message that a ‘one-size-fits-all’ label is
not an appropriate analysis: thorough, far-thinking, careful, nuanced
thought is critical for this parcel. The unique, special, and irreplaceable
nature of the area where this parcel is situated, cannot be overstated.

2. PS zoning permits many uses: not just assisted living. Other uses include for
example, recreation & sports use, various institutional service facilities (ex.
library, museum, archives, health services) or a daycare.

3. Assisted living (and other PS uses) need not be apartment-sized, akin to R3
developments. For example, see the Harmony Cottage, supportive living care
facility at 200 Inglewood Drive, Red Deer. See also the pictures and
discussion of this point in the Waskasoo Community Association letter.

PS zoning permits discretion to address appropriate size and siting.

4. If this land were to be rezoned as R3, it can be developed in any manner that
satisfies R3 zoning requirements.

This is not approval of a development application: it is an application to (a)
rezone to R3 and (b) amend the ARP. It would render key characteristics of
the Environmental Character Area Statement irrelevant and instead enable R3
requirements to “trump” them.

For a developer to look for “loopholes” that will allow him to maximize profit
is not surprising. However, Council needs to balance this with the interests of
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its other citizens and the larger community. Council needs to be careful not to
be lulled by marketing photos and slogans to appeal to your emotions. Please
look critically at what you are being asked to approve.

1. East Lincoln acknowledges that assisted living “is beyond the type
of operation it is seeking to provide”. Its application is to build
large apartments which it states it intends to market to “active
seniors” or people age 55+. We do not oppose development or
high-density apartments per se, but do oppose inappropriate
development at a location that does not make sense. This is not
about the merits of the type of development that the developer is
proposing. It is an issue of the proposed site not being an
appropriate location, the impact this development at this location
will have on the larger community and the dangerous precedent
this will set for development in the Environmental Character Area
and Waskasoo generally.

2. R3 zoning obligates no more than compliance with R3
requirements. Thus, for example:

a. How would the City monitor or enforce any limit to the
renter’s age or infirmity if the land is zoned R3?

b. What happens after the apartments are built, if the rental
strategy changes (not limited by age, or infirmity). What
would stop that from occurring if this lot is zoned R3?

Under Background — Strategic Alliance

No discussion or analysis is provided to explain how permitting amendments
to the ARP that jeopardize the integrity of the Environmental Character Area,
is congruent with “while continuing to protect and enhance the
environment.”

Under Zoning versus Development

“The current issue is to determine if the development should occur under the
PS district or under the R3 district. The PS district has few development
standards; much is left to the discretion of the Development Authority. In
contrast the R3 district has more detailed development standards regarding
such things as building height, front, side and rear years and landscaping. ....
If the proposed rezoning and ARP amendments are approved, Administration
believes concerns regarding impacts can be addressed at the DP
(development permit) stage. “

Curiously the Planning Report does not provide any guidance to Council on
the meaning of, or implications of the proposed ARP amendments the
applicant is seeking. Nor is there any discussion of the pre-development
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meeting (page 118 First Reading Agenda) and conclusion that the main
concern would be compatibility with the neighbourhood and that the
development the applicant proposes would not meet the Environmental
Character Area.

East Lincoln’s proposed amendments to the two listed sections of the
Environmental Character Area add “subject to clauses” that render key
characteristics of the Environmental Character Area irrelevant and instead
replace them with R3 zoning requirements. In short, it would give East
Lincoln a way to pro forma comply with the “Environmental Character” (keep
the label), but then strip it of its defining aspects that add to the distinct
character of the area; factors which should be considered when evaluating
whether a proposed development complements or maintains the character
of the neighbourhood. (ARP Appendix 1 at page 4). So, for example,
although a distinctive characteristic of the Waskasoo Environmental
Character area is its natural open space and that building heights are typically
1 storey — the “amended” Environmental Character Area, would now define
the Environmental Character Area to say that a development “fits” if it is up
to 4 stories high. Likewise with the proposed amendments to s.5.6 which
address inappropriate setbacks from the road, excessive massing, form,
height etc. that protect against negative impact on the streetscape and
abutting properties. Instead R3 minimum requirements would now satisfy.

The Waskasoo ARP states that if there is a conflict between the ARP and the
Land Use Bylaw, that the ARP governs. The East Lincoln amendments to the
ARP “through the back door” reverses that priority by replacing the key ARP
characteristic with whatever LUB requirements are, instead. There is no
discussion of whether adoption of same will still permit or may thwart careful
consideration of whether the proposed development complements or
maintain the character of the neighbourhood and the precious
Environmental Character Area.

Mature neighbourhoods like Waskasoo and the amazing parks and trail
system that Red Deer so values as well as the importance and implications of
the narrow riparian corridor at the location of the parcel, need to be
thoughtfully addressed in approaching redevelopment.

What precedent would granting these applications set for the integrity of the
ARP and the ARP process?

Diversity of neighbourhoods, preservation of what makes Red Deer stand out
as providing its residents with an exceptional park and trail system and
attendant health, quality of life and tourism spin-offs are also issues raised by
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this application. All parcels of land are not the same. This is the critical
guestion that should not be forgotten in this application.

| was surprised to see that more information from the Waskasoo ARP was not
included in the First Reading Agenda package to provide Councillors with the
context that they need to make an informed decision. (ex. the Objectives of
the ARP at s.2.2 and page 8, discussion of the purpose of Character
Statements (Appendix 1 page 1 — 4) and the complete Environmental
Character Statement (Appendix 1 at pages 17 -19)

Nor was a map that clearly shows (a) the limited roads for access to
Waskasoo generally, the schools and the parcel in issues; and (b) current
zoning in Waskasoo (not just this parcel) included (See for example, the ARP
at page 7).

The Waskasoo ARP can be viewed online at:
https://www.reddeer.ca/business/planning/area-redevelopment-plans/
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