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Abstract 

Downtown Lands Redevelopment O p t i o n 

- Red Deer, Alberta -

Timothy J. Kroeker 

November, 2000 

Prepared and submitted in partial fulfilment of the requirements for the degree of 

Master of Environmental Design (Planning) in the Faculty of Environmental Design, 

The University of Calgary 

Supervisor: Professor Richard M. Levy, Ph.D. 

The ability to redevelop large, inner-city tracts is both a blessing and a challenge. As 

a blessing, redevelopment allows planning that provides for many civic needs. At the 

same time, as a challenge, these lands often come with expectations of social and 

environmental agendas. For planners contemplating inner-city redevelopment, the 

struggle between finding a solution that makes social and environmental, as well as 

economic, sense is becoming very common. The struggle is especially important for 

those planners whose inner cities are not in a state of blight, but instead, whose cities 

consider inner-city areas strategic for civic integration and economic growth. Clearly, 

the need is to approach planning in a way that better integrates various of the best 

practices of social, environmental, and economic planning already in use; especially 

i n inner-city redevelopment. 

In Red Deer, Alberta, a current planning effort by the City is to unite its main 

commercial downtown area with its predominantly industrial downtown area, thus 

creating The Greater Downtown. As with so many other towns, Red Deer largely 

neglected formal planning of its downtown industrial areas. This was inadvertently 

and conveniently made possible by the divisive presence of first the railway and then 

by a major transportation artery. The creation of the Greater Downtown, though, also 

enables a setting to examine redevelopment through the lens of better integrative 

planning. In some respects, the industrial area - also known as the Downtown West -

is an example of an under-utilised inner-city area, typically neglected in downtown 

planning efforts. Especially along the riverfront, however, the Downtown West holds 

prime redevelopment opportunities that would enable increased economic potential, 

I 



Abstract 

but also enable increased civic pride, public usage, and environmental awareness and 

capacity building. 

This Master's Degree Project adds to the body of knowledge concerning integrative 

planning. The research begins with an examination of needs and theoretical and 

practical solutions. This body of solutions is then formulated into four general 

redevelopment guidelines that are transferred into a concept plan of inner-city 

redevelopment. 

Key Words: Integrative Planning; Social, Environmental, and Economic 

Components, Connectivity, Community, Environmental Impacts, 

Resource, T r a d i t i o n a l P l a n n i n g 
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Ckapter One: Introduction 

C H A P T E R O N E : I N T R O D U C T I O N 

1.1 R E S E A R C H Q U E S T I O N 

Historically, planners have struggled with integrating environmental, social, and 

economic planning in master plans. Ebenezer Howard, for example, in his 
Garden City concept, stressed the importance of seeing the whole range of 

environmental, social, and economic needs in town planning. Therefore, this 

research asks the question: "How can various of the best practices of environmental, 

social, and economic planning be better integrated to influence a general 

redevelopment concept for inner-city areas?" 

1.2 O B J E C T I V E 

The objective and intent of this research is to advance the knowledge concerning 

integrative planning by taking various best practices in environmental, social, and 

economic planning and demonstrating their integration in an actual site where 

redevelopment is possible and likely. Rather than asserting integrative planning is a 

new type of planning, integrative planning is a better application of current planning 

wisdom, some of which reflects the earliest days of planning. The research begins 

with an examination of contemporary needs and theoretical and practical solutions. 

This body of solutions is then formulated into four general redevelopment guidelines 

that are transferred into a concept plan of inner-city redevelopment. 

1.3 DEFINITIONS 

For this research, integrative planning is defined in two ways. 

Firstly, integrative planning stresses the importance for practitioners and lay-people 

of recognising the interrelationships between the activities of humans and the 

functions of other ecological processes in their shared ecosystems (Grant, Manuel, 

andjoudrey, 1996; and Hersperger, 1994). These interrelationships apply to human 

and non-human systems. 

Secondly, integrative planning is the use of elements that actively integrate 

environmental, social, and economic factors as interconnected and interdependent 

factors of development (Tyler, 1994). Planners are finding integrative planning of 

increasing interest as they struggle with environmental issues that also imply social 

and economic issues. 

10 



Chapter One: Introduction 

1.4 B A C K G R O U N D 

The need for research is established on the basis that a host of diverse forces -

including environmental and human health, public opinion, contaminated soils, 

investor and fiscal confidence, and senior levels of government - are exerting 

pressure on communities to demonstrate real leadership on integrative issues. For 

planners contemplating inner-city redevelopment, the struggle between finding a 

solution that makes social and environmental, as well as economic, sense is 

becoming very common. The struggle is especially important for those planners 

whose inner cities are not i n a state of blight, but instead, whose cities consider 

inner-city areas strategic for civic integration and economic growth. 

While integrative planning is re-emerging as a means of solving complex urban 

problems, the concept is by no means new. Margerum (1997) noted that planners 

have used this approach to planning since the late 1940s, when "they recognized that 

individual [societal issues] were interlinked" (464). Although more direct discussion 

of the history of integrative planning w i l l follow in the background research, suffice it 

to say, the response during the 1950s and 1960s was the Rational Comprehensive 

Planning Model (RCPM). While the RCPM did offer integrative planning solutions, 

the model was later criticised heavily for its broad generality and vague and 

undemocratic decision-making tendencies (Cummings, 1986 and Forester, 1993). 

(Appendix "B" provides a better discussion on RCPM.) Since then, structural 

planners have also been criticised by social advocates for an elitist mentality, 

harbouring authority and using expertise as a manner of maintaining power. Citing 

Krurrtholz et al. (1978) and Arnstein (1969), Margerum found that planners were 

unable to speak for the public unless they involved the public. And, citing Innes 

(1993), Margerum observed that "involving the public and a wide array of 

stakeholders comes closer to achieving comprehensiveness than former 

comprehensive rational forms of planning typically followed" (464). Again, the 

background research offers a direct discussion on public participation as an aspect 

of planning. 

The complexity of integrative planning raises a challenging dilemma for decision

makers. The redevelopment of large inner city tracts of land, such as brownfields 

and waterfronts, pose great opportunities for Canadian cities to implement necessary 

growth management strategies, bolster economic development, and satisfy social 

planning agendas. A study on sustainable cities for the Expert Group On The Urban 

Environment; European Commission, Directorate General (1996) noted that " i n some 

cities there is a direct link between urban regeneration schemes fostering central 

area reurbanisation and social problems; low income residents and low value-added 

economic activities have been squeezed from city centres" (Sustainable Cities 

11 
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Project, 1996). Kirshenberg et al . (1997) adds to this by saying that, for example, 

brownfields redevelopment is an excellent strategy for solving environmental, 

social, and economic problems as well as protecting greenfields and 

environmentally sensitive areas. Still, planners may lack the integrative 

redevelopment planning knowledge that improves environmental and social 

conditions while also protecting already dwindling civic funds. In turn, the 

cumulative effect of improper planning may leave planners to implement costly 

remediation tactics. While remediation may placate the short-term symptoms of 

improper guidelines, it does not address the underlying root causes of ineffective 

guidelines. Indeed, ineffective planning may contribute to ongoing, costly, and poor 

environmental, social, and economic decision-making, as Page and Rabinowitz 

(1993) found in studying the effects of groundwater contamination on property 

values. 

There are increasing signs of reduced government spending abilities. For example, 

in February 1998, British Columbia's Ministry of Municipal Affairs (BCMMA) issued a 

special report on transit funding. The report outlined how the government intended 

to provide mass transit infrastructure to Greater Vancouver: "On October 29, 1997 

the provincial government and the Greater Vancouver Regional District (GVRD) 

announced a proposed agreement to realign transportation funding and 

governance" (5). Not only would this agreement shift responsibility to a newly 

created transportation authority, but it would also require the new authority to raise a 

partial amount of its operating and capital budgets independently of the province. 

Further, while the province would continue to offer the largest percentage of funding 

for major projects, this new authority would be solely responsible for routine service 

expansion works and a carry-over debt of nearly one half billion dollars. 

Understandably, many civic leaders, already feeling their abilities for absorption of 

debt over-taxed, found the agreement another example of governments off-loading 

their responsibilities to municipal jurisdictions. 

Under-utilised industrial and commercial land that does not produce tax revenues 

costs municipal governments, either in lost revenues alone or in conjunction with 

servicing costs. A case in point is Toronto, where the National Round Table on the 

Environment and Economy (NRTEE) estimated losses of tax revenues at more than 

$700 million (12). In some cases, as with Red Deer, Alberta, the City owns land 

within the inner city and operates a series of Public Works Yards. Further, as is also 

thG case of Red Deer, these works yards may be on valuable waterfront lands. 

Conversion of land from liability to asset should be a simple matter. However, the 

features that make this type of land convenient and perhaps appealing for 

redevelopment also make it controversial. Primarily, while there are many growth 

12 
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and revenue challenges that redevelopment can meet, the public demands better 

access to riverfront and scenic lands and covets downtown lands for social planning 

opportunities. As well, in an era of heightened public environmental awareness and 

conscience, cities are straggling to adopt a more stewardly policy profile. Thus, 

cities must hold a fine line of attracting economic investment to desperately needy 

areas, while upholding and promoting environmental and social responsibility. 

1.5 MAJOR ISSUES 

The concept plan for inner-city redevelopment generated out of the research for this 

Master's Design Project addresses several major issues. Firstly, separation of the 

concept plan area from the majority of the downtown poses a real problem of a 

unifying vision, message, and emphasis of the Greater Downtown. Historically, the 

concept plan area and the remainder of the downtown have experienced 

exclusionary planning. The focus of planning for the concept plan area was to 

change land uses rather than strategize for redevelopment. In certain cases, the City 

permitted land uses that d i d not necessarily enhance the concept plan area, but 

simply maintained tax revenue. According to Kirshenberg et al. (1997), this is an 

indicator of the encroachment of brownfields conditions. A city w i l l permit land uses 

just so that the area does not become an excessive burden on the tax r o l l . The City 

has permitted auto recyclers. While this type of industry does contribute tax 

revenues, it also endangers the environment and encourages similar industries. The 

new industrial conditions may discourage cleaner industries from investing. 

Subsequently, if the auto recyclers move away, the presence of "dirty" neighbours 

may cause difficulty in encouraging higher valued industries to f i l l the vacant land. 

Also known as land use downfiltering, each successive land use is less desirable than 

the previous. Ultimately, the area achieves a status of blight and credible new 

investment is exceedingly difficult to attract. 

Separation also exists internally within the concept plan area. Several major projects 

including the Continuous Traffic Corridor (resulting in Taylor Drive) have severed 

the concept plan area in two. The tendency resulting from this is disjointed 

development. 

Secondly, several large, City-owned land uses are prime areas for commercial 

and/or residential development. The most notable are the Red Deer Works Yard, the 

Red Deer Electric Light and Power distribution and works yards, and the power lines 

traversing the concept plan area. These land uses provide great opportunities and 

challenges. 

13 
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Thirdly, a pathway system links the riverfront with various areas within the city and 

downtown. From late spring to early fall, the hard surface of this path system is ideal 

for pedestrian and bicycle movement. However, during colder months the lack of 

City maintenance allows the trail system to degrade into inhospitable and hazardous 

conditions. Similar or worse overall pedestrian conditions are evident throughout 

the concept plan area. 

Fourthly, the riverfront exhibits areas of neglect, mismanagement, severe and 

extended erosion, and incompatible adjacent land uses. For example, evidence of 

potentially very harmful industry is common. Potentially harmful industrial use also 

extends well within the concept plan area; there is evidence that historic industrial 

use has left several immediate and adjacent sites severely impacted. The structural 

condition of the riparian zone i n several areas shows signs of extensive damage and 

incapacity to function properly. 

Finally, several large seniors' housing projects have located in the downtown. These 

projects place demands for services in the downtown. The risk is that the projects 

may overwhelm the City's ability to service other special needs groups also in the 

downtown. As well, many of these projects have self-contained, exclusive 

populations that contribute little to the cultural and social fabric of the downtown. 

1.6 METHODOLOGY 

A flow chart in Appendix "A" illustrates the development of this research from initial 

conceptualisation to final recommendations. 

1.6.1 Background Research 

A variety of documents, texts, journals, and studies looked at the development and 

application of environmental principles and social and economic planning issues. 

Three questions frame the background research. 

• Why is it necessary to use integrative planning principles in redevelopment 

projects? 

• Can traditional planning and integrative planning principles co-exist, and what 

challenges he before politicians and decision-makers in merging integrative and 

traditional planning? 

• What are the factors of integrative planning principles that make them effective, 

and what are the standards that govern them? 

14 
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1.6.2 K e y I n f o r m a n t R e s p o n s e 

In interviews and an opinion p o l l , planners, developers, architects, city 

administrators, engineers, business leaders, and environmentalists shared their 

expertise on various issues. Combined, the interviews and opinion poll shed light on 

the proper creation of integrative redevelopment planning solutions. A reflective 

process produced the questions for these interviews. 

Field research occurred in two broad stages. The first stage consisted of open-

ended conversations on various planning concepts (Table One - Available in 

Appendix "C"). Data recovered from this stage are used to produce general 

responses to trends in urban planning and ecosystem-based planning. This was 

followed by a second stage, consisting of an opinion poll survey (Table Two -

Available in Appendix "C") on the trends expressed and examined i n other aspects 

of the research. Many of the statements in the opinion poll survey were closely or 

entirely drawn from statements made in response to the standard interview questions 

in the first stage. While the first stage consisted entirely of open-ended questions, 

the second stage consisted entirely of the opinion poll survey. Participants were 

asked to rate their responses on a scale of one to five. 

1.6.3 Comparative Projects 

From examining several projects, ideas and lessons emerged for dealing with 

various critical issues. 

Background research and document research suggested that several communities 

had implemented various efforts for ecological planning. Ebcarnination of these 

projects was to discern their successes i n relation to their stated objectives; and to 

C a n d i d a t e C i t i e s 

Lethbridge, 

Alberta 

Red Deer, 

Alberta 

Abbotsford, 

B.C. 

Brando 

Manitol 

n, 

3a 

-M 

Population Strong 3 Strong 3 Strong 3 Strong 3 

-M 

Age Medium 2 Strong 3 Strong 3 Strong 3 

-M 

Historic 

Links 
Medium 2 Medium 2 Weak 1 Medium 2 

-M 

Highways Weak 1 Strong 3 Strong 3 Medium 2 

-M 

Proximity for 

Research 
Medium 2 Strong 3 Weak 1 Weak 1 

-M 

Total 10 Total 14 Total 11 Total 11 

Table 1.1: Se lection Matrix for Case Application City 
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provide lessons applicable to this MDP research. 

Demographic and geographic factors provided the criteria for the selection of the 

comparative projects. The communities ranged in population from around 50,000 to 

600,000. The communities had former downtown railway lands or downtown 

brownfields lands. With the exception of one community, a body of water directly or 

indirectly influenced the downtown area. A further area of interest, but not critical to 

their selection, was downtown revitalization. 

1.6.4 Case Application Selection 

The selection process resulted in Red Deer, Alberta becoming the case applica tion. 

At the start, four sites possessed various elements essential for a case application. 

These sites were located at Lethbridge, Alberta; Red Deer, Alberta; Brandon, 

Manitoba; Abbotsford, British Columbia. A matrix approach provided the basis for 

the final selection. 

Criteria for the initial group of communities were demographic and geographic, with 

largely the same characteristics as "Comparative Projects". The range of population 

was from slightly less than 50,000 to slightly more than 100,000. A l l prospective 

cases were older communities, whose origins date to the railway. A l l communities 

also initially relied on water-borne transportation links. Further, all these 

communities lost their dependence on the railway and the water communication with 

the advent of major highways construction projects. Finally, proximity of the case 

study to Calgary was important for access of research. After plotting the 

communities on the matrix for strong, medium, and weak, only Red Deer had the 

combination of suitable conditions required to demonstrate the involvement of 

integrative principles. 

Other factors that could not go in the matrix but still favoured the choice of Red Deer 

included the mix of current land uses, the condition of the riverfront area, current 

environmental practices, and the redevelopment potential of the site. 

1.6.5 Case Application Analytical Approach 

The case application analytical approach was not to show whether or not certain 

practices were advisable, but to show why and how implementing integrative 

planning is possible. 

The analytical approach for this research is an adaptation of the case study approach. 

Adaptations were necessary because, unlike a case study, this research does not say 
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how a particular case showed integrative planning, but prescribes how a particular 

case ought to show integrative planning. Still, as in a case study, the rules of data 

collection received careful attention; thus, a case study approach is a plausible 

method for analysis. 

As a form of research, case studies have various assets and liabilities. Firstly, Tellis 

(1997) cites Feagin, Orum, & Sjoberg (1991) in contending that case studies allow a 

holistic:, in-depth investigation, particularly in sociological studies. Likewise, Tellis 

also cites Stake (1991) who submits that, unlike other types of research, case studies 

do not hide or obscure details. Merriam (1988) adds that case studies allow research 

on a single issue from a variety of perspectives, an advantage that works well with 

integrative plarming. Finally, Yin (1994) argues that "case studies are the preferred 

strategy when 'how' or 'why' questions are being posed" (1). 

Critics either reject case study research as being unscientific or accept it as being 

functional. Guba and Lincoln (1981; cited in Jarvis, 1999), for example, dismiss case 

studies as being "oversimplification, exaggerations of the facts; ... unscientific, 

opportunistic, and unrepresentative; and ... partial accounts masquerading as full 

accounts" (82). Yet, these criticisms are grossly overstated. Firstly, Jarvis (1999) 

responds that the very nature of research is to extrapolate general meaning from 

simplified methodology. It follows, therefore, that to avoid oversimplification, 

research would need to measure and document all possible instances of the research 

topic. Further, Jarvis asserts that, beyond case study research, regardless of the 

research or the conscience of the researcher, the report always represents a partial 

accounting of the research topic. 

Scientific value has great value amongst researchers. Jarvis (1999) concedes that 

case studies wi l l always be "oversimplifications of the complexities of practice, no 

matter how conscientiously practitioner-researchers document them" (82). 

However, this need not dictate scientific rigor in either the researching or writing 

phases. If the researcher does not claim greater validity than the fmdings can 

demonstrate, there is no cause to label the findings unscientific. Y i n (1994) adds to 

the scientific debate by noting that if the investigator guards against biased or 

equivocal evidence, and does not alter evidence so as to demonstrate a point; the 

research should appear scientifically legitimate. 

The application approach, therefore, is a good match in regards to the rigors of good 

case study. Firstly, there are no assumptions made that planners performed 

integrative plarming at this site. Indeed, the research is to say how integrative 
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plaiuung might occur. Secondly, the evidence presented here states that integrative 

planning should occur; but there is no manipulation of evidence. As it is the fruits 

1.6.6 Analysis 

Firstly, a site analysis concluded various data regarding the physical conditions of 

the case application area. Secondly, a case application analysis concluded various 

data regarding the propensity of planners to adopting integrative planning 

principles. 

1.6.7 Integrative Redevelopment Planning 

A redevelopment concept, based on integrative planning principles, emerged from 

the literature, advice, and site analysis. The concept, however, is not prescriptively 

design oriented, pertaining to land use programming and element design. Instead, 

the concept pertains to the interweaving of three important strands of planning. 

Interwoven, the strands become the flexible, yet highly cohesive cord of integrative 

planning. 

The concept plan incorporates three major strands of connections: 

• Social, 

• Environmental, 

• Economic. 

The concept plan demonstrates how the weaving of these strands can manifest 

themselves in integrative planning land use planning. 

1.6.8 Implementation Conclusions 

From the concept plan a series of recommendations were developed that implement 

the research. The recommendations pertain to general land use and connectivity 

issues. To identify redevelopment programming, a general phasing strategy is 

provided. The overall conclusion of the research is that much further and specialized 

research is necessary. 

The implementation conclusions include the general responses of various concept 

plan reviewers. These reviews highbghted major areas of approval and concern. As 

well, there are general land use and connectivity recommendations, including brief 

discussions on the various recommendations. 
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1.7 F O R T H C O M I N G C H A P T E R S 

1.7.1 C h a p t e r T w o - P l a n n i n g P r i n c i p l e s a n d R e d D e e r V i s i o n 

Chapter Two lays out the redevelopment principles for the concept plan. These 

principles are derived from the background research. As well, this chapter w i l l 

discuss the overall vision of the concept plan. 

1.7.2 Chapter Three - Key Informant Interview Outcomes 

Chapter Three discusses what was learned i n conducting the key informant 

interviews and how it helped clarify the guiding design principles used in the 

concept plan. A summary of what was learned in this process should be at the end of 

this chapter. 

1.7.3 Chapter Four - Concept Plan 

Chapter Four puts forward the concept plan for redevelopment, providing the 

rationale for the various elements. 

1.7.4 Chapter Five - Recommendations 

Chapter Five is a discussion of the recommendations for the concept plan. This 

chapter provides the responses from various critics as well as phasing information 

for how to proceed with redevelopment. 

1.7.5 Chapter Six - Conclusions and Future Research 

The final chapter is a brief set of recommendations and conclusions as well as areas 

for future research. 
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C H A P T E R T W O : P L A N N I N G P R I N C I P L E S 

2.1 D I S C U S S I O N OF R E D E V E L O P M E N T PRINCIPLES 

'he three integrative planning principles pertain to environmental, social, and 

X economic planning. Again, this application of integrative planning is a reflection 

of current practices in planning. The principles are not new to planning. Rather, as a 

collection they are a distillation of the data collected i n background and literature 

research. Overall, the principles are drawn from various planning- and non-planning 

related professions. 

2.1.1 Rationale for Using Integrative Planning 

To an extent, the use of integrative planning is a long held ideal. Early planners such 

as Ebenezer Howard recognised the importance of green belts, social planning, and 

economics in planning. In Post World War Two planning, practitioners "recognised 

that individual [societal issues] were interlinked" (Margerum, May 1997, 464). What 

emerged in planning, however, was elitism in decision-making. Webber (1963) 

concluded that the prosperity following the end of World War Two resulted i n 

planners suddenly granted high levels of esteem in municipal governance. Seeking 

a "path of righteousness," Webber also noted that the projects fuelled by Postwar 

wealth may have surely "contribute[d] to changes in the social-psychic-economic-

political environments within which people live, and they may therefore [have 

borne] at least indirect influences upon [human] welfare" (97). Ultimately, Webber 

felt that the complexity of planning expressed itself only in limited terms by 

buildings and works projects. Indeed, he argued that the interrelationships between 

humans and their natural, social, and economic worlds were as important as the 

interrelationships with physical worlds. Nevertheless, municipal planners, as 

Webber and his contemporaries saw them, were best trained to interpret the 

interrelationships. 

Shiffman and Motley (1989) traced a flaw in this rationale. In the 1960s, governments 

began implementing programmes and projects as a war against poverty. Most of the 

initiatives were grand schemes with large budgets and objectives. They failed, 

however, because the planners were viewing the issues from outside the 

perspectives of the community members. For various reasons, then, "both the public 

sector and the non-profit community have moved away from comprehensive, 

community-based planning strategies in favour of the "quick fix" and the lure of a 

project-by-project development" (Shiffman and Motley, 1989). Shiffman and Motley 
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concede that these projects have had certain positive outcomes. Still, in and of 

themselves they do are not reliable for economic renewal. Because the projects d i d 

not recognise long term social as well as economic needs as equal partners, the 

projects were unable to produce lasting benefits. Shiffman and Motley contend that 

planners must "plan, initiate, and implement community development programs and 

projects based on a thoughtful and well-integrated model that is cognizant of the 

social, physical and economic dynamics in our society and within individual 

communities." 

Finally, Nedovic-Budic (2001), in examining planning in Central and Eastern Post-

Communist nations, found that planners need to view integrative plarming as a 

critical component of success. In Central and Eastern Europe, the need is 

particularly important for environmental issues. In some countries, in the late 1980s 

and early 1990s, the c i v i l rights issues marched forward with environmental issues 

(Maier, 1998). However, as the policy focus on economic transformation and 

progress increased, environmental matters gradually subsided in importance. 

The Central and Eastern European experience has implications for community 

development. Anderson and Griffing (2000) explain that land appraisers typically, 

assess property values by the use that gives the owner the highest return on 

investment. Apart from "conservation easements [that] represent a viable alternative 

to enforced regulation of environmental preservation" (Kayser, 2000), the highest 

and best use approach is still the predominant strategy in assessing land values. 

Integrative planning is therefore important and necessary because it balances the 

economic possibilities with the environmental and social needs of community 

development, and removes the potential for economic agendas to lead the 

development process. 

2.1.2 Environmental 

Promote environmental stewardship that b u i l d s p u b l i c awareness, 

re s p o n s i b i l i t y , and reward; that does not jeopardise s o c i a l and economic well-

b e i n g , but furthers appropriate redevelopment. 

The history of urban development in Canada is also a history of ecological abuses. 

These abuses permeated all forms of planning, from residential to industrial and from 

zoning policies to the urban infrastructure. In terms of industrial lands alone, as a 

legacy of past planning practices, the National Round Table on the Environment and 

Economy (NRTEE) (1997) estimates that there may be tens of thousands of 

contaminated sites in Canada. 
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Contaminated sites have been with us for longer than we can remember. We 

created them, often mucnowingly. We live d in ignorance of them in the same way 

that we have lived in significant ignorance of the sensitivity of our land and water 

resources. We and the environment around us experienced subtle and not so 

subtle effects. As the effects grew beyond the subtle, we became conscious of 

contamination, slowly learning cause and effect, (xv). 

As the Round Table concluded, planning policy must consider the cumulative and 

downstream effects of environmental conditions. Applying a systems approach looks 

at all the factors contributing to environmental conditions. Mayer (1998) explains 

that urban ecology, the foundation upon which urban ecosystem-based planning is 

built, must accommodate two tasks. Firstly, urban ecology must deal with "the 

consequences of the industrial past" (203). Land uses that formerly served as the 

backbones of inner city employment and general economic growth are deteriorating 

into vacant and unusable ruins, contributing to economic and social blight amongst 

inner city communities. Secondly, urban ecology must prevent future damage. This 

perceptual issue requires, at its most basic, a shift in thinking and planning. The 

challenge is in addressing the bureaucratic jurisdictions and social 

misunderstandings that prevent effective integrative planning. 

In environmental planning, to address the challenges of jurisdictions and 

misunderstandings, a co-operative strategy that looks at ecological structure and 

function is necessary for harmonising the interests and needs of the public as well as 

decision-makers. Loucks (1994) argues that decision-makers who use reactive 

planning w i l l address only the symptoms of ecological abuse, leaving the root causes 

un-addressed. This is a factor reaffirmed by The Royal Commission on the Future of 

the Toronto Waterfront (1990). "Degraded ecosystems can be restored, if people 

understand the key relationships involved and deal effectively with root causes, 

rather than with symptoms" (19). In the past, planners merely inventoried the assets 

and liabilities of urban ecological systems (1994). However, Loucks feels this must 

change so that planners "understand and consider the consequences over long 

periods of modifications being made in urban ecosystems and urban landscape 

processes" (47). However seemingly urgent and wise the task, planners must be 

cautious not to preoccupy themselves with ecological structure alone. Instead, Quinn 

(1999) stresses the importance of looking at ecological structure and function in 

environmental planning. 

In overall terms, participants at the Third Symposium of the Canadian Society for 

Landscape Ecology and Management: University of Alberta (1992) found that 

environmental planning concerns revolved around five challenges: organisational, 

informational, political, social, and economic (213-219). 
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On the bureaucratic side, the public sector is highly fragmented, with very little 

trans-jurisdictional involvement. This fragmentation creates organisational 

challenges to integrative planning. As Perloff (1985) noted, getting parties to agree 

on common interests is necessary for meaningful progress. However, as Ziemer 

(1997) and Preister and Kent (1997) point to in the on-going conflicts over the 

Northern Spotted Owl and other biological issues, too many decisions are made in 

bureaucratic isolation without looking at the implications of the decisions to broader 

issues. Jennings (1989) adds that using political or economic indicators to define 

environmental sensitivity, or applying such definitions within single jurisdictions is 

"an isolated approach that lacks objectivity" (207). 

In an attempt to find a collective solution, the Royal Commission on the future of the 

Toronto Waterfront (1990) noted that the waterfront was managed by multiple and 

divergent groups and interests. Consequently, no one group or interest had 

responsibility for final decisions. Similarly, citing a report by the Healthy Rivers 

Commission of New South Wales (1997), Hooper at al. explain found that "there [wasj 

no adequately directive framework within which one agency or council [feltj 

confident or [was] encouraged by others to take the lead in driving through the 

necessary decisions. The result [of this fragmentation was] that some critical 

problems [were] not being resolved" (747). 

Secondly, the Landscape Ecology and Management Symposium agreed that there is 

not proper collecting and sharing of data. There is either no desire to share 

information, or barriers to sharing information are so entrenched that sharing is 

almost impossible. Jennings (1989) suggests though, that even if there was a desire 

to share information, there is a substantial problem in accessing valuable data. Many 

planning departments have neither the budgets nor the expertise to collect reliable 

data. In a more cynical assessment, Tyler (1999/2000) found that the entire 

perception of the value of collecting ecosystem data was flawed. She complains that 

"one of the biggest myths in planning has been that the more information ... the 

better the decision-making" (20). Tyler's concern in the entire information gathering 

process is that all too often planners gather information without really determining 

the importance of the information. Even when the importance is qualified, she 

contends that few people question the impartiality of the qualification process. 

Thirdly, problems arise over the length of a politician's mandate. Particularly in 

municipal politics, the duration of office is so short that even long-term politicians 

must produce short-term projects that have immediate results. This often means that 

politicians forget the greater public good for immediate gratification. Campbell and 

Floyd (1996) examine these allegations with respect to environmental mediation i n 
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the United States. Citing Bowonder (1985-86), Amy (1990), and Norton (1991), 

Campbell and Floyd contend that "while there is much about the environment that 

can be quantified and studied empirically, many issues that give rise to 

environmental disputes are subjective and reflect a deeper underlying moral 

concern about how the environment should be treated" (237). However, as with 

Bowonder, Campbell and Floyd also cite Rabe (1988) who found that the general 

political atmosphere in America does not favour relationships between governmental 

and environmental groups; regardless of how fruitful for long-term solutions these 

relationships would prove. Campbell and Floyd found that even certain 

environmental groups are hesitant to endorse relationships. 

The Symposium concluded that there is increasing need for an holistic approach to 

planning; that, "by utilising an integrated perspective it is believed that such an 

approach is not only useful but essential to addressing problems which may not only 

have local significance but also that it permits these problems to be placed i n their 

broader, regional and even global framework" (1-2). However, traditional 

environmental planning encounters a challenge that Hersperger (1994), on 

landscape ecology and its potential application to planning, identifies as bringing 

"social and natural sciences ... together in problem-oriented studies of the 

environment" (21). Hersperger observes that i n addition to the pedagogical, 

philosophical, and methodological contrasts in research, social and natural sciences 

are typically at odds in administrative, institutional, political, and financial 

considerations. 

The solution is often a balancing one. Firstly, Hooper notes that the process requires 

a designated lead department for decision-making and responsibihty-taking roles. 

Determining which department has most of the pertinent interest i n the project 

produces the best result. Further, a significant sub-component of an overall project 

should still be answerable to the overall project, so that, for example, even if the sub

component is heavily social, it should still answer to the economic development 

department that is responsible for the overall project. Significance is determined at a 

conjunct meeting of all departments involved in the issue-resolution project. This 

would satisfy the Hooper et al. requirement for leadership that does not threaten 

areas of traditional responsibility. 

Secondly, creating an integrated approach means prioritising essential human, fiscal, 

and time resources. Once assigned, simultaneous deployment to other tasks should 

only come in cases of extreme need. Therefore, Hooper et al. recommend planners 

"establish that serious resource scarcity and/or environmental degradation 

problems are the result of multiple and interconnected causes, whose resolution in 
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turn requires an integrated response" (747). By applying a short-term moderately 

costly integrated approach immediately, long-term highly costly implications w i l l not 

surface. 

Thirdly, Hooper et al. note that perception is a major aspect of responsibility taking. 

This is accomplished, for example, by convincing the engineering department that 

its mandate of infrastructure provision means that by building a new major arterial 

multi-lane bridge vagrancy beneath the bridge, downstream flooding caused by 

increased stream velocity, and loss of downtown economic vitality caused by the 

diversion of important vehicular and pedestrian traffic w i l l cause very costly long-

term remediation actions on a variety of high profile fronts. This would also fulfil the 

Hooper et al. requirement of establishing links between causes and effects that 

rationalise departments participating and assuming adequate responsibility. 

Finally, departments must know that responsibility in the short-term means a value-

added realisation in the long-term. City administration can lend assistance in this 

area. By identifying the costs and inefficiencies of a sectoral, fragmented approach, 

Hooper at al. suggest that departments wil l notice long-term operational savings that 

can be applied to department-specific projects. 

On the social side, Chipeniuk (1995) argues that perceptions and ignorance can not 

frame the mindset of decision-makers so that they neglect the role of the public. 

Further, while Blanco and Neuman (1989) agree that the public must be brought into 

the planning process in a more equitable fashion, they object to the claims of some 

who say that the general citizenry is more stewardly and economically unbiased than 

the private sector that has been accused of creating much of the environmental 

abuses that impact integrative planning. The Landscape Ecology and Management 

Symposium found four sub-classifications of social challenges: perceptions, 

environmental ignorance, abuse of resources, and apathy. 

An example of the potential for disaster resulting from reactive and non-co-operative 

environmental planning is demonstrated in the quandary over invasive species. 

Globally, the problem of invasive species has economic, social, ecological, and 

financial implications. Some scientists call this "bioinvasion" (Bright, 2001). Others 

refer to the phenomenon as "biological release". Regardless of its terminology, the 

condition is the result of species introduced in an area that does not host the specie's 

natural enemies. It is allowed to flourish unchecked. The causes may be inadvertent, 

in that a species arrives in a new area by coming in via cargo. Conversely, a species 

may arrive as an intended coloniser. 
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In South Africa, environmentalists are actively pursuing a campaign against invasive 

vegetation. The predominant natural vegetation is a broad array of veld. This is a 

low-growing species. The pattern is very thick patches with intermittent heavier 

woody growth. The veld's characteristics allow it to survive with little water and 

resist fire. Consequently, growth is very slow. 

Since European settlement began in the early 1600s, the veld has endured a 

consistent assault by horticulturialists, seeking reminders of home. Various thirsty 

exotic trees and shrubs were imported for plantations, gardening, dune 

management, and fuel wood production. Many of these new species grow very 

quickly, rapidly deplete groundwater supplies, choke off sunlight, and overtake veld 

species. Indeed, the brush fires that once cleaned the veld now perpetuate the rapid 

distribution of coniferous species. Today, the veld is critically threatened by both 

deciduous and coniferous vegetation. The extent of damage is high. The species 

now cover nearly ten percent of the landscape. The plants also absorb "3.3 billion 

cubic meters of water per year, or nearly seven percent of South Africa's run-off. In 

the process, the invasion is drying up streams and endangering the country's highly 

diverse heathland ecosystems" (Bright, 2001). 

Authorities have begun an active process of removing these invasive species. One 

programme, "Working for Water", comprises 240 projects and employs roughly 

24,000 people. Government administrators estimate "Working for Water" has 

become "the most effective and efficient poverty relief instrument of the government 

at present" (Bright, 2001). The groups receiving benefit include women and the 

disabled. In addition to economic development, the programme also is responsible 

for raising the personal awareness and responsibility levels of average South 

Africans. 

However, with all the good the programme has accomplished, the programme of 

removing invasive species is leading to the decimation of ecosystems reliant on the 

new species. While the environmentalists claim they have made great strides in 

combating obvious species, they have failed to realise the consequences of altered 

function. While structural change is easily recognised visually, recognition of 

functional change is often much more gradual and imperceptible until significant 

damage is done. 

In another example, decades of industrial and other land and marine use activities in 

the Great Lakes Bioregion have left the Toronto waterfront in a heavily contaminated 

condition. Colborn et al. (1990) note that, although consortia of governmental and 

non-governmental agencies and organisations have, since the 1970s, been working 
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to correct the environmental abuses of largely unbridled industrialism, "the 

environment of the Great Lakes Basin is still i n trouble" (Colborn et al., 1990, xix). In 

spite of numerous corrective attempts, the Basin continues to suffer from habitat 

destruction and toxic chemical contamination. 

For three years starting in 1988, the Royal Commission on the Future of the Toronto 

Waterfront sought recommendations for how to plan for the health of Toronto's 

waterfront. The mandate of the Commission, in part, was to develop 

recommendations that serve the needs of governance at all levels, and "enhance the 

physical, environmental, legislative and administrative context governing the use, 

enjoyment and development" (11) of the waterfront. 

Cox and Witty (1993) recognise the inherent danger of planners proceeding on 

environmental projects without clear objectives and methodology. Particularly when 

dealing with wetlands, the historic failure rate of ecological preservation has 

resulted, as Henderson (1993) explains, in Canada losing overwhelming majorities of 

its bogs, fens, marshes, and swamps. The chief cause of this lies not in w i l l but in 

process; more specifically, guides to enable firm policy. As Cox and Witty suggest, 

environmental decisions often emerge from emotional and/or rancorous debate. 

For example, in a study on the development of suburban employment centres in 

Australia, Freestone and Murphy (1998) discuss how long-term land use planning 

decisions can have adverse cumulative effects on environmental conditions. In their 

analysis of the policies pertaining to several of the suburbs in Sydney, Freestone and 

Murphy (1998) note that the absence of good public transportation in one suburb 

forced auto-dependent commuting. Ironically, the problem resulted in part from 

planners not accepting the suburb as anything more than industrial development, 

and partly because planners wanted to prevent the dependence of automobile 

transportation into outlying areas. Instead, it was the economic and market forces 

that shaped planning policies and forced planners to remedy entrenched 

environmental problems. 

The literature abounds with warnings to integrate principles of ecological and 

sustainable design and prevent global cumulative effects (Tyler and Perks, 1998; 

Perks and van VUet, 1993; Grant, Manuel, andjoudrey, 1996; and Hersperger, 1994). 

Doyle and Sadler (1996) and Richardson (1994) note the gradual progression toward 

nation-wide adoption and civic integration of environmental impact assessment (EIA) 

policies. With the current rate of policy development, planning in Canada is 

witnessing a significant increase in environmental awareness and fact of cumulative 

effects. Loucks (1994) speculates that anticipatory planning, based on cumulative 
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effects awareness, w i l l allow for proactive thinking on integrative planning issues. In 

turn, this w i l l enable planners to balance growth needs against the regenerative 

capacities and benefits of urban forests, wetlands, streams, and gardens. Loucks 

foresees such action resulting in linkages forged between rural and urban systems. 

Still, regardless of how stewardly the plarming and development occurs, and how 

closely forged links between rural and urban systems become, development w i l l 

cause environmental impacts. Environmental assessment provides identification of 

what those impacts are, and may suggest strategies to prevent or mitigate damage. 

The need for environmental assessments comes from the premise that human 

intervention causes effects beyond the immediate act of intervention. Sadler (1996) 

explains that environmental assessments are institutionalised "primarily to predict 

and mitigate the biophysical, social, and other related effects and consequences of 

proposed development schemes and actions" (11). 

However, there are several criticisms of environmental assessment policy. The fact 

that predicting cumulative effects is emerging as an application of EIA is reason to 

exercise caution. Lawrence (1994) argues that some of the foundational assumptions 

and theories of EIA are problematic. For example, the interdisciplinarity and 

newness of EIA policy often results i n blurred lines of distinction. More, Lawrence 

sees EIA not as the unbiased scientific process of calculating benefits against costs, 

but instead, in many cases, a process of weighing "impact significance 

interpretations and preference judgements" (9). Lawrence does not agree that EIA 

can necessarily determine cumulative effects. Further, he does not see how EIA can 

impartially reconcile the various interests involved in integrative planning when it is 

predisposed to special interest groups such as environmentalist groups or social 

activist groups. 

Similar to Lawrence's misgivings on broadly applying EIA principles to 

environmental assessment, Katz (1995) expresses concerns over broadly applying 

ecological principles to planning. Hersperger's (1994) excellent review of 

landscape ecology and Grant, Manuel, and Joudrey's (1996) re-iteration of principles 

v e i l the flaw of transferability. For Katz, there is no doubt of the universality of 

landscape ecological principles. However, where he is cautious is in the application 

of principles. In short, full emulation of principle without first assessing context may 

cause as many - or more - problems as it solves. For the simple reason that 

principles are generally derived from specific research in specific locations, it is 

unwise to think that the results of applying a successful solution in one case w i l l 

produce the same or increased benefits in another. As well, the differences of 
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preservation needs and opportunities between two similar projects may mean that 

emulation produces more damage than it solves and discards opportunities for real 

pre-emptive conservation. Instead, Katz cautions that, while practitioners can 

generalise on landscape ecology principles, practitioners should take pains to make 

sure that "the specific circumstances of each planning project [are] studied" (21) if 

effectiveness is the desired goal of integrative planning. 

In the second caution, Katz (1995) argues against the notion that generalist planners 

need necessarily understand the full palette of urban ecosystem intricacies. The 

literature amply supports Katz view that planners need to involve a multidisciplinary, 

multi-interest group process i n planning (Hostovsky, Miller, and Keddy, 1995; 

Robinson, 1995; Hietkamp, 1996; and Cantwell and Pinhey, 1997). Indeed, as Katz 

eloquently understates: "In an era of shrinking budgets, municipalities and other 

management authorities may welcome the active involvement of local residents or 

interest groups, as the community plays an active role in the stewardship of the land" 

(21). 

2J.2.I Special Environmental Issues 

The background research focused on two areas of special importance to Red Deer. 

The first area pertains to riparian zones and streamside erosion. Both of these 

matters are significant to the area because of past and current industrial practices. 

They are combined as a single area of concern because of their interconnectedness 

and interdependence. Lack of effective and thorough inventories of the riparian zone 

within the downtown have l e d to a vague understanding of true environmental 

conditions. This has caused various amounts of depletion in the riparian zone. 

Quarrying in the past has caused mass wasting and deep scarring of the river bank. 

Recent channelisation of certain reaches of the river has led to water quality 

questions. Water quality concerns are most evident around the vicinity of the water 

purification and treatment plant. 

The second area of concern is in urban runoff. Large expanses of hard surfaces 

(roads, parking lots, etc.) are common in the study area. This raises serious concerns 

in two ways: ecological health and human health. The first concern is how urban 

runoff is effecting various ecosystems and groundwater supplies. Because of the 

porous nature of the soil i n the study area, there is likely potential for groundwater 

contaminants. Also, there is concern for how urban runoff is impacting the quality of 

drinking water. The City takes a percentage of its water from the river, downstream 

of two major storm sewer outfalls. This MDP makes no comments on, or assumptions 

of, the quality of dlrinlting water in Red Deer. However, the City may reduce, to some 
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extent, the cost of treating water if urban runoff were more carefully controlled 

before being discharged through storm sewers. 

> Riparian Zones and Stream-Side Erosion 

Riparian zones have traditionally been areas of neglect or misuse. Particularly in 

current or former industrial lands, riparian zones have taken the brunt of ecological 

abuse. Many, indeed, have been so brutalised that restoration programmes aimed at 

establishing a pristine condition are futile. The reality of excessive damage is 

common in heavily urbanised areas. 

Riley (1997) notes that urban channels suffer from three distinct planning 

indiscretions: inadequate setbacks, imbalance of erosion and deposition, and central 

business district (CBD) floodplain encroachment. While these are serious 

indiscretions, each (unless having progressed to an inoperable status) is remediable. 

Firstly, restoration alternatives may act as mitigating strategies for inadequate 

setbacks. Secondly, an imbalance of erosion and deposition is caused by upstream 

and off-site activities and conditions. Riley explains that excessive erosion results 

from increased runoff. Conversely, excessive deposition can result from upstream 

logging, construction, or livestock grazing patterns. Softening the interface between 

the built environment and the natural environment w i l l reduce the effects of this 

imbalance. As well, Riley advises that revegitation programmes w i l l stabilise 

riverbanks. The remedy for floodplain encroachment is structural and aesthetic 

enhancements. 

When development along 

channels does not consider 

erosion and deposition 

factors, two environmental 

problems arise: bank 

instability and riparian 

zone degradation. In many 

cases, this distinction is 

blurred due to the 

interdependence of the 

two types of problems. 

Bank stability is greatly 

improved by healthy 

riparian zones. Healthy 

riparian zones are nurtured 

by stable soil that fosters continued new plant growth. Unfortunately, in areas where 

Image 2.1: Mass Wasting. This winter image of Red Deer 
shows the sloughing that the loss of riparian vegetation can 
produce. 
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shoreline activity has exacted heavy tolls of human intervention, both of these 

conditions are increased, often requiring municipal governments to expend large 

maintenance and flood prevention budgets (Coppin and Richards, 1990; Williams et 

al., 1997; Isenhart et al., 1997). 

Rivers are not static; they constantly change course in response to their flow 

conditions. Under extreme conditions, this natural process is capable of causing 

significant erosion. Periodically, mass wasting occurs as large areas of weakened 

riverbanks are washed away (Image 2.1). Valuable soil is lost, and occasionally real 

estate is undermined and built structures are destroyed. These conditions are 

exacerbated by practises (both marine and terrestrial) that deplete riverbank 

vegetation. As soil is lost to erosion processes, streams become wider, shallower, 

slower flowing, and more prone to flooding. Streams that have been channelised 

have increased discharge velocity. Typically, the riparian zones have also been 

cleared (Isenhart, Schultz, and Colletti, 1997). 

Erosion caused by bank instability affects soil in a number of ways. Unchecked, it 

can establish a cycle that prevents natural restabilisation processes. Firstly, erosion 

reduces the long term productivity of watersheds in several ways. Depletion of the 

layer of soil where organic materials accumulate depletes the nutrients necessary for 

new growth. Williams et al. (1997) claim that erosion scours away the top soil, 

reducing the availability of seeds for new plant growth and depleting soil porosity. 

The reduction in the 

availability of seeds 

means that there is less 

opportunity for new 

growth. The loss of 

porosity means that 

water and air is less 

able to circulate through 

the soil (Williams et al . 

1997). Increased 

erosion hinders plant 

growth by depleting 

nutrient content and 

water-retention capacity 

(Clayton and Kennedy 

1985). In extreme 

conditions, erosion completely removes the organic layer, leaving inorganic soil and 

exposed rock (Williams et al. 1997). 

Image 2.2: A Healthy Riparian zone with good plant diversity. 
(Umea University) 
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Secondly, riparian zones are those strips of natural vegetation that form the transition 

zone between aquatic and terrestrial zones. They are the stream-banks, side and 

back channels and associated banks, and other areas that, even during incidents of 

high water, do not normally experience flooding conditions (DFO, 1992). Their 

health is essential for providing corridors of movement, food, and cover for fish, 

birds, and other species and support a wide range of water, wildlife, and vegetative 

species (Williams et al., 1997 and Maser and Sedell 1994). Image 2.2 shows a healthy 

riparian zone. Riparian zones "provide animals with a source of water, food, shelter 

from adverse conditions, and safe sites to raise offspring and avoid predators. 

Riparian ecozones are among the world's most productive and richest i n 

biodiversity. In the Canadian Prairies, for example, studies have shown that most 

wildlife species spend at least one stage of their life cycle in a riparian ecosystem. 

Riparian zones also provide travel corridors for some species as they move from one 

area to another" (Coote and Gregorich, 2000). Consequently, while they occupy 

only a small proportion of land along stream channels, riparian zones provide an 

invaluable role to ecosystems. 

These zones provide animals with a source of water, food, shelter from adverse 

conditions, and safe sites to raise offspring and avoid predators. Riparian ecozones 

are among the world's most productive and richest in biodiversity. In the Canadian 

Prairies, for example, studies have shown that most wildlife species spend at least 

one stage of their life cycle in a riparian ecosystem. Riparian zones also provide 

travel corridors for some species as they move from one area to another. 

In addition to their terrestrial benefits, healthy riparian zones provide aquatic 

benefits. Indeed, Williams et al. (1997) found that there is a direct link between 

healthy riverine ecosystems and healthy riparian zones. They noted that "the 

quantity and size of pools i n a stream typically depend on the volume on large-sized 

woody debris, boulders, and other materials that enter the streams from riparian 

areas" (6). 

Loss of riparian vegetation has a major impact on water quality. The cover that 

riparian zones provide keeps stream temperatures cool, prevents oxygen loss, and 

helps to maintains pH balance in the water. As well, it anchors soil, preventing 

excessive erosion and deposition. This prevents turbidity and toxicity and the 

increase of tannins1. 

Thirdly, loss of riparian vegetation entails costly maintenance practices. As there is 

no vegetation to hold the soil together to resist erosion, the erosion process is 

dramatically increased. Sloughing conditions increase, streams and other waterways 
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become clogged, and the likelihood of flooding conditions increases. To correct 

these conditions, cities often engineer extensive solutions. The traditional solution is 

to buttress blocks of concrete, rock, wood, or steel along the stretch of the riverbank 

that is eroding Isenhart et al. (1997). This solution, however, is very expensive and 

does not improve aquatic habitat. As well, traditionally engineered solutions do not 

restore the structure and function of the riparian zone. Hence, while they improve 

flow conditions they introduce downstream effects that may produce greater 

environmental hazards over the long term. Quinn (2000) argues that watershed 

environmental problems are progressive both laterally and horizontally. There is a 

strong possibility that initiating downstream conditions can produce symptoms and 

new conditions that migrate forward up the watershed to engulf the original area of 

engineered solution. 

As an example of migrating conditions, Quinn argues that, by implementing 

channelisation technologies, increased energy is transferred downstream. This 

establishes an ecological feedback loop. Increased scouring of riverbank 

environments from stream velocity accelerates discharge rates, decreasing the 

ability for the channel to absorb periodic flood conditions. As flood stages increase 

in frequency a steady build-up of debris load clogs the channel increasing the 

frequency and intensity of flood conditions. This results in changes to channel 

conditions that progress upstream and hamper the functionality of traditionally 

engineered solutions. These factors were also noted by Riley (1997) who looked at 

several American examples of how traditionally engineered flood control measures 

actually increased the frequency and intensity of flood conditions. 

A more appropriate solution is "soft engineering" also known as "soil 

bioengineering". In some cases, locally available natural materials are blended with 

rock or heavy woody materials (Coppin and Richards 1990). The natural materials 

generally consist of willows and other live plant materials. Klingeman and Bradley 

(1976) identify several advantages that bioengineering serve. Firstly, the soil is held 

together and stability is increased. Secondly, because the bank now has a rougher 

texture there is greater resistance to water flow. This reduces the velocity of water 

flow and dissipates the energy of the flow over plant material and not soil material. 

Thirdly, the vegetation absorbs the shock of abrasive materials that are transported 

downstream. Finally, the vegetation can effect natural stabilisation processes. 

Tightly growing vegetation is able to trap sediment and other base materials. This 

reduces the amount of load the stream carries. As more of this sediment is trapped, 

natural seeding occurs and stabilisation processes are re-established. 
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There is also the risk of over-compensating for inappropriate past intervention. 

Wood et al. (1997) suggest that, while putting large woody materials directly into 

stream channels to develop complex artificial systems is well-intentioned, it is likely 

inappropriate. These interventions may, i n fact, damage existing systems, alter 

hydrologic regimes, and fail quickly. A better approach is to line streambanks with 

large woody material that, in case of flooding, can be relocated to the watercourse 

naturally. 

The Richmond Catchment Management Committee determined that "appropriate 

riverine vegetation prevents this from occurring by strengthening the banks with 

their binding root systems" (Richmond Catchment Management Committee, Web 

Site", 2000). Other benefits of roots systems are that they provide a conduit for the 

movement of moisture through the soil, thus preventing ground saturation and 

sloughing; they attenuate the velocity of runoff water after major rainfalls or 

snowmelts; and they slow the movement of water within the river as it passes by. 

Currently, there is much concern about the health of riparian zones. Bank clearing 

and quarrying of construction materials are factors that greatly impact riparian zone 

conditions. Such activities 

produce long-term effects 

such as sloughing and 

mass wasting. Some 

riparian zones regenerate 

themselves if the activities 

cease for an extended 

period. Yet the scars are 

not erased, only faded. 

Image 2.3 shows the extent 

of long-term scarring. 

Apprehending the 

problems associated with 

the sloughing conditions 

along the riverbank are important, yet there are serious challenges. One such 

challenge is orchestrating a restoration-based management programme that "builds 

on traditional soil and water conservation and pollution control efforts" (Isenhart et 

al. 1997) yet allows multiple uses. As mentioned earlier, riparian vegetation has the 

ability to provide various functions. It is able to serve as a sink for sediments, 

nutrients, and pesticides, to protect the riverbank from erosion, and to reduce 

excessive runoff into the river. 

Image 2.3: Long-term Riparian Damage. This photograph 
(used earlier) shows damage that began from rock quarrying 
along the river in the earlv 1900s. 
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Controlling the damaging results of recreational access and intrusion plagues many 

integrated management programmes. Kimball (1997) examined the public access 

dilemma along the Deerfield River in Massachusetts. Within its river management 

plan, New England Power recognised that the public has the right to enjoy the use of 

the river as a recreational resource. To that end, the power company installed, 

operated, and maintained faculties to provide safe and stewardly use of the river. 

Among the faculties were picnic areas, boat launches, and hiking and ski trails. 

Ecological values do not necessarily mean elimination of all other values; often 

multiple values can easily co-exist. In Boulder, Colorado, creek restoration focused 

on ecological -vitality but also tied i n with water-borne and terrestrial activities. Riley 

(1997) provides an exhaustive list that includes other values: enhancement of 

neighbourhood and re-creation of sense of community; preservation of history and 

culture; increase of fishing opportunities; creation of educational opportunities; 

creation of greenways and trail; restoration of water quality. 

Because much of Riley's list depends on access, how a city controls access to the 

riverfront to prevent careless damage may require extraordinary measures. The 

City of New Westminster addressed the issue by creating specific areas where the 

public could freely and easily gain access to the beachfront. In this area the riparian 

zone was opened to facilitate a formal passage. Designers included several sitting 

areas, proper lighting, waste receptacles, and convenient steps. Adjacent damage 

from careless behaviour is virtually non-existent. 

> Urban Runoff 

Urban runoff has become a major issue in environmental planning. In its National 

Water Quality Inventory, the United States Environmental Protection Agency (EPA) 

reports that "runoff from urban areas is the leading source of impairments to 

surveyed estuaries and the third largest source of water quality impairments to 

surveyed lakes" (http://www.epa.gov/OWOW/NPS/facts/point7.html. February 17, 

2001). The report also suggests that, according to population trends, coastal and 

waterfront areas w i l l experience accelerated growth. 

Regard for water quality is one of the reasons urban runoff has become a serious 

issue. Iosco (1994) reviews the history of non-point pollution prevention, suggesting 

that, i n the United States, "urban nonpoint source pollution has been overlooked by 

surface water regulation agencies at the local, state and federal levels" (13). Most 

efforts were concentrated on controlling and eliminating point source pollutants. 

When non-point sources were addressed, Iosco argues that agencies looked at street 

sweeping practices, used oi l recycling, and public awareness programmes. 
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Additionally, runoff volume controls were prioritised higher than quality controls. 

While volume efforts and point source programmes have decreased various 

problems, Iosco contends that the lack of regard for what is being discharged 

through storm sewers has left many streams and receiving water bodies significantly 

hampered. 

Urban runoff becomes a serious problem for the environment in the way that it 

impacts the environment. In a natural landscape, rainwater and snowmelt is able to 

percolate into the soil gradually, recharging aquifers. In turn, various contaminants 

are filtered out of the runoff. The runoff reaches receiving waters very gradually, 

with little or no impact to surrounding soil, plant life, etc. 

In urban landscapes, however, the porous ground is replaced by a network of storm 

sewers that rapidly discharges runoff into receiving waters. "When it leaves the 

system and empties into a stream, large volumes of quickly flowing runoff erode 

streambanks, damage streamside vegetation, and widen stream channels. In turn, 

this w i l l result in lower water depths during non-storm periods, higher than normal 

water levels during wet weather periods, increased sediment loads, and higher 

water temperatures. Native fish and other aquatic life cannot survive in urban 

streams severely impacted by urban runoff' (http://www.epa.gov/OWOW/NPS/facts 

/point7.html, February 17, 2001). 

The quality of urban runoff water is also an issue of concern. The range of pollutants 

covers the excesses and by-products of a broad spectrum of day-to-day human 

activities: 

> Sediment from development and new construction; 

> O i l , grease, and toxic chemicals from automobiles; 

> Nutrients and pesticides from turf management and gardening; 

> Viruses and bacteria from failing septic systems; 

> Road salts; and, 

> Heavy metals. 

The most serious problems occur immediately after a long dry spell, when 

contaminants have concentrated on urbanised surfaces such as roads, bridges, and 

parking lots. The slick driving conditions caused by oil deposits are carried directly 

into storm sewers. When these and other contaminants enter receiving waters 

untreated, ecological risks increase. These increased pollutant loads endanger 

aquatic and terrestrial populations, destroy plant populations, alter water quality for 

human consumption, and foul recreational areas. 
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The EPA has noted four management measures to reduce urban runoff hazards. 

Firstly, when constructing new developments, management plans should prevent 

contaminants from entering groundwater by using structural controls and prevention 

strategies. These are already required for many projects i n Canada. Secondly, in 

areas of existing development, the need is to progressively tighten performance 

standards. Priorities determine areas of low, medium, and high need. Areas of high 

need and/or relative ease are attacked first. Next, protection is made for natural 

areas that already assist in runoff control. As a last step, implementation is made for 

ecological restoration projects. In a l l of these efforts, public participation keeps 

costs low and effort high. 

Thirdly, the EPA recommends proper siting, installation, care, and use of onsite 

disposal and sewage systems. Finally, public awareness is critical. This starts i n 

schools where children learn pollution prevention techniques and strategies. 

Businesses also need admonishing and rewards to note and understand the needs of 

pollution prevention. Entrepreneurs need to seize opportunities for reducing point-

and non-point pollution. Finally, community-wide awareness outreach programmes 

are needed to educate the public on their passive and active rolls in pollution 

prevention. Storm drain fish stencilling programmes are examples of initiatives that 

do raise awareness in a passive and repetitive way. 

The range of solutions to urban runoff covers technical and non-technical 

advancements. On the technical side, retrofitting is seen as a method to accomplish 

two objectives. Firstly, retrofitting improves the quality of discharge by installing 

grease traps and other filtration devices. Secondly, retrofitting may contribute to an 

increase of best management practices (BMPs). In communities where BMPs are 

poorly enforced, retrofitting alleviates onerous and costly responsibihties by 

attenuating costs over a more ameuorative period. As well, in communities where 

fiscal resources are already scarce, retrofitting is one of the least costly solutions 

(Iosco, 1994, 9). 

In addition to conventional solutions, communities are looking at innovative technical 

solutions. The City of Austin, Texas, for example, is using sand filtration systems. 

Sediment and filtration basins allow a slow percolation of runoff in areas where 

topography, space limitations, and high land values prevent conventional systems. 

Another innovative approach is the use of underground sand filters with multiple 

chambers. There are three chambers to handle pre-treatment, filtration and 

discharge. Iosco reports that "the District of Columbia uses underground sand filters 

as in-line facilities for both storm water quality and peak flow attenuation. One of the 

major advantages of the D.C. sand filter is that it does not take up any space on the 
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surface, allowing full use of high-value urban land. This aspect makes it particularly 

attractive to land developers" (16). 

A third type of innovative technological solution is sometimes referred to as the 

surface sand filter. This type of filter was developed in Delaware and acts as an "on

line" facility. The system consists of two parallel concrete trenches for sedimentation 

and filtration. Its benefit is that it is able to filter all urban runoff up to where the site 

overflow limit is reached. The system's very shallow installation is an advantage for 

maintenance and use in high water table areas. The fourth of Iosco's technical 

recommendations is a peat/sand filtration system. This type of material has a very 

high filtration capacity, ideal for larger developments and in areas where the 

achievable expectations are higher than other systems can offer. However, as Iosco 

suggests, "it should be noted that, under certain conditions, peat filters can become 

net exporters of nutrients" (16). 

Booth and Leavitt (1999) suggest a fifth innovative technical. Permeable paving is not 

a new technology, however the adaptations are new. In the past, precast or cast-in-

place concrete units were filled with gravel and seeded with grass. Strength was 

given the system by reinforcing the paved area with welded wire mesh. The 

disadvantage of the system is in seasonally wet areas, where grass cannot root 

properly i n small cavities. Ultimately, the grassy areas become muddy, exposing 

concrete and negating the functional and aesthetic benefits. 

These problems have led to further innovations. Firstly, recycled plastic reduces 

weight. Product lines now include flexible and ri g i d models. However, the real 

advantage is in overall product flexibility. Because the product is able to bend and 

give it is not susceptible to exposure by traffic. Booth and Leavitt report that 

"with adequate base and subgrade preparation, any of these systems is fully 

capable of supporting heavy vehicular traffic loads, even when the ground is fully 

saturated with water. The compressive strength of a permeable paver system 

relies in large part on the strength of the underlying soils, particularly in the case 

of modular or plastic units where the "pavement" itself lacks rigidity. Although 

less intrinsically strong, flexible materials have a compensating advantage of 

being more easily laid over irregular surfaces. The shape and aggregate area of 

the openings (80-100%) vary among products, but these types of pavers are 

designed to be completely covered with grass or gravel and therefore are not 

visually intrusive" (Journal of the American Planning Association, Summer 1999, 

314-32B). 

Table 2.1 presents various technical solutions. Many of the solutions have drawbacks 

as well as advantages. It is the decision-makers responsibility to use a solution that 
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maximizes benefit and minimizes drawbacks. 

Selected Best Management Practices 

Extended Detention 

Ponds: 

Frequently used i n retrofit applications, particularly within 

dry storm water management ponds. 

Wet Ponds: Occasionally used i n retrofit situations, particularly within dry 

storm water basins 

Constructed Storm 

Water Wetlands: 

An effective retrofit technique. Can be achieved by adding 

wetland features to dry storm water basins. 

Infiltration Trenches: Limited by soil conditions. 

Infiltration Basins: Not recommended for retrofit settings, especially i n the 

coastal zone. 

Porous Pavement: Limited by soils which have been modified in most urbanized 

watersheds and are not capable of providing adequate 

infiltration. 

Sand/Peat Sand 

Filters: 

Designed as end-of-pipe retrofits in several applications. A 

double-trench version has been designed for parking lot 

retrofits. 

Grassed Swales: Although not suitable for ultra-urban areas because of the 

difficulty of preventing erosion in highly impervious areas, 

retrofit option may involve installing check dams to increase 

contact time in existing swales. 

Filter Strips: Although the percentage of impervious surface in highly 

urbanized areas limits the usefulness of this practice as a 

water quality control device in ultra-urban settings, this type 

of retrofit is appropriate if enough land is available. 

Water Quality Inlets: Although water-quality inlets are often used in ultra-urban 

areas, their low pollutant removal capability limits their 

usefulness as a retrofit technology. 

Table 2.1: Retrofit Technologies 

Non-technical solutions generally involve some type of policy work. The most 

obvious type of non-technical solution is land use controls. Many communities 

already exercise some type of land use control to limit certain types of development. 

In controlling urban runoff, land use controls might place restrictions on hard 

surfaces. Preservation of open space and the promotion of cluster development are 
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two other types of land use controls. Requiring developers to use technical and non

technical practices might also be used as a condition of development approval. 

Some solutions are hybrids of technical and non-technical solutions. Engineered 

wetlands, ponds, and small lakes provide runoff control that is supported i n many 

communities through Official Community Plans, Neighbourhood Concept Plans, and 

Environmentally Sensitive Areas protection strategies. 

Public rights-of-way present an opportunity to blend the technical with the non

technical. Many communities have rights-of-way that are unused strips of wasteland. 

Iosco (1994) notes that these areas include "land under bridges and overpasses, the 

median strips of roads and highways, and the exit ramp rights-of-way off major 

highways" (16). He suggests that these areas are convertible into wet ponds, 

vegetated swales, or meandering vegetated channels. In addition to functional areas 

they become aesthetic urban improvements. 

In controlling runoff an important consideration is design. Leccese (1998) reviews 

the work of Wenk Associates and Joan Woodward in the refit of the Environmental 

Center of the Rockies. In their design, the architects used a combination of native 

vegetation and vegetated swales to filter runoff from parking lots, rooftops, and other 

hard surfaces. Through design, runoff was directed to specific points where natural 

processes would distribute water through gardens and other naturalized areas. 

Together, the design solutions accomplished the goal of cleaning and diffusing the 

effects of urban runoff. Additionally, reuse of the runoff significantly reduced the 

irrigation budget for gardens and lawns for the project. 

While design is helpful as an "end-of-pipe" solution, it is also helpful as a first 

defense against creating runoff problems. Rooves are significant contributors to 

urban runoff. One method of dealing with this is "eco-roof," a design solution 

popularized in Europe (Figure 2.4). Thompson (1998) examines the numerous 

benefits of the eco-roof solution. According to Thompson, the benefits reach far 

beyond the runoff issue to include filtration of city air; habitat creation for birds, 

butterflies, and beneficial insects; and heat and cold insulation of the building's 

envelope. In Canada, one of the success stories of eco-roof design is the Vancouver 

Public Library and government building. This large structure is covered by various 

grasses and local vegetation. Maintenance for the roof is very low. According to 

Thompson, "the garden never requires cutting or fertilizing; the only maintenance 

needed is raking at the end of the winter. It does require irrigation, which is 

provided by low-intensity spray heads. Because the vegetation is lightweight, no 

special building permits were required. To save costs, the necessary compost used 

periodically is developed in part from the scraps of local restaurants" (49). 
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The two-acre green roof of Belgium's Ecover factory, above, helps Insulate 

the building. Elements shown in this diagram Include a spruce rafter, A; a steel 

connector, b; an l-sectlon, c; a recycled fiberboard roofing sheet, D\ a polyethylene 

vapor screen, E; perlite Insulation, F-, synthetic rubber to prevent rain and root pen

etration, G; a polypropylene drainage layer, H; substrate, /; a nylon anchorage 

net, J; grass mats, «; and a gutter, L. At left Is a German eco-roof. 

Image 2.4: Rooftop Vegetation System. 

Most of the problems with water quality in urban runoff are automobile-oriented. The 

United States Environmental Protection Agency (EPA) reports that while some heavy 

metals occur naturally, they are also found in car and truck exhaust, worn tires and 

engine parts, brake hnings, weathered paint, and rust. Also, car and truck engines, 

and deliberate and inadvertent spills, discharge oils and grease directly into storm 

sewers. 

The EPA recommends various key management measures for roads, highways, and 

bridges. 

> Protect areas that provide important water quality benefits or are particularly 

susceptible to erosion or sediment loss. 

> Limit land disturbance such as clearing and grading and cut f i l l to reduce 

erosion and sediment loss. 
> Limit disturbance of natural drainage features and vegetation. 
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> Place bridge structures so that sensitive and valuable aquatic ecosystems are 

protected. 

> Prepare and implement an approved erosion control plan. 

> Ensure proper storage and disposal of toxic material. 

> Incorporate pollution prevention into operation and maintenance procedures 

to reduce pollutant loadings to surface runoff. 

> Develop and implement runoff pollution controls for existing road systems to 

reduce pollutant concentrations and volumes. 

> Avoid highway locations that require numerous river or wetland. 

> Collect and remove road debris and repair potholes. 

In financial terms, certain measures of urban runoff control do contain economic 

rewards. Various reports suggest that developments that contain elements of water 

bodies attract buyers, even if the water body accounts for only a small portion of the 

overall development (Tourbier and Westmacott, 1992; Department of Housing and 

Urban Development; NAHB, 1993; Lehman, 1994). The outcome is that the runoff 

control measures become amenities. Tourbier and Westmacott (1992) found that 

"clean lakes or ponds offer benefits to developers by creating ideal settings for 

model units and for sales offices. If located close to the entrance and visible from the 

road, [the feature] w i l l have considerable curb appeal and can repay installation 

costs through faster sales, in addition to raising the value of adjacent lots." In turn, 

the developer is able to charge higher for water and woodland views. In addition, 

the amenities become recreational assets offering walking trails, picnic areas, 

gazebos, and outdoor g r i l l areas. Bird-watching becomes a natural downstream 

benefit of the runoff control device. 

2.1.3 Social 

Approach pla n n i n g i n a way that encourages positive interaction and dissuades 

deviant behaviour, a l l o w i n g people to reap the rewards of interaction w i t h i n 

thei r community. 

The importance of a social component is threefold. Firstly, a concept plan for inner 

city redevelopment falls short if it does not encourage social development. Merely 

increasing residential density does not precipitate a sense of community. Secondly, 

those groups or individuals that reside i n , or make use of, the inner-city should be 

integral participants in the process of formulating the redevelopment concept. 

Thirdly, a maximum share of the public must find enjoyment from the 

redevelopment. This means that the concept must address conditions that might 

hinder or dissuade a broad band of public use. 

A community must be recognised as a place for residents to become aware of the 

needs of each other. Yet, the notion of creating "community" raises a difficult debate 
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amongst planners and the public they represent. Referring to a survey for American 

Demographics. Lach (2000) reported that there is a huge divergence in what various 

demographic cohorts expect of their "sense of community," with only "forty-five 

percent of adults saying their ideal neighbourhood is a tightknit place where people 

organise block parties and look out for each other's kids" (8-9). However, Knapp 

(2000) suggests that sense of community is not a concrete and tangible characteristic 

of planning; that the notion that "planners can create 'a sense of community' with the 

tools at their disposal should remain modest" (332). Those hving within the 

community must participate in community development. 

Various critics refer to this type of community development as social equity planning 

(Downton, 1998). With social equity, housing is affordable for a wide spectrum of 

needs and living styles, the public becomes involved in shaping the community, and 

social needs are provided through job creation and capacity building. However, as 

Posner (cited in Geddes, 1997) concludes, planning still generally sees economic 

issues as more important than social and environmental justice. Talen (1998) adds to 

the indictment by noting that, " i n the purest sense, equity can be achieved only after 

society has arrived at a consensus about what is fair. This state is virtually 

unattainable, however, since what one group deems equitable is often seen as 

inequitable by another" (22). 

In integrative planning, involvement of the public is a necessary element. Downton 

(1998) observed two urban ecology projects in Australia. In the first case, in 1993 a 

2.4-hectare municipal land use became available for redevelopment. An 800-home, 

auto-free, mixed-use development concept for the site was generated. The 

organisation leading the project, feeling that the concept was successful, began 

working on a second, similar project. Both projects extensively used public 

participation and an mterdisciplinary project team. 

Beekman (1998) explains why the correlation between hving conditions and 

satisfaction is so important to integrative planning. Creating a sense of worth and 

well being is a critical step in stimulating citizen action. Beekman, studying the 

community development of Gederef, Sudan, found that citizen participation is critical 

for sustainabuity and noted that it mediates between functional planning and project 

management. In looking at how to organise citizen participation for success, 

Beekman found three elements: 1) i n any development, projects must work toward 

bunding a c i v i l society; 2) creating a management structure needs to be a high 

priority; and, 3) people need to be empowered to successful action on the 

development project; this is facilitated by the adnunistrative recognition of citizen 

talents and the institutionalisation of citizen participation. Beekman therefore argues 
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that a "productive activity is always more active and sustainable as it means a 

continuous challenge for people in a social as well as an economic sense" (263). 

Kabisch (1998) finds an explanation in Beekman's industriousness equals 

sustainabihty argument. In a study of the relationship between ecological and social 

problems, Kabisch argues that "the behaviour of inhabitants are increasingly 

becoming factors of strategic importance" (278). Particularly in terms of housing 

selection, environmental conditions play a large role in decision-making processes. 

Planners must therefore consider the desires of the public when making residential 

land use decisions. 

In a survey of 301 respondents of Leipzig after Germany's Reunification, Kabisch 

observed that, especially for low income groups, visible conditions have a high 

degree of importance i n selecting a new home, noting that poor environmental 

conditions, the need to conduct extensive upgrades and renovations, and the costs to 

produce these changes were important considerations. Further, Kabisch noted that, 

where environmental factors are adverse, high quality housing stock, while 

important for economic reasons, does not necessarily outweigh environmental 

factors. However, Kabisch concluded that enabling residents - even of low income 

areas - to take a meaningful and active role in improving their hving conditions, such 

as removing areas and examples of neglect and dereliction, contributes in two ways 

to sustainable, stable residential areas. Firstly, newly cleared areas provide 

opportunities for pocket parks, playgrounds, and other community facilities. 

Secondly, removal of unsightly conditions for community assets encourages 

residents to take pride of their neighbourhoods, resulting in residential stabilisation. 

Still, establishing a sense of community that encourages participation is not easy. 

The insight and warnings of Lach and Knapp regarding definitions of community are 

strongly echoed by others. The built form of traditional plarming continues to display 

the badges of economically driven and auto-centric values. In a criticism of built 

form severing community, Warren (1997) observes the dangers of proceeding with 

development in the form that planners are accustomed; and recognises the public's 

growing dissatisfaction with traditional planning. She notes the resulting trends in 

home-ownership preferences that express public sentiment. Cities with their 

pedestrian-inhospitable environments, lack of street-level spontaneity, and entire 

dedication to the automobile force the public into social isolation. Citing Garreau 

(1991) she postulates that people still need a sense of connection with others, yet are 

overwhelmed by the immensity of modern built form. 

Social values and newly established institutions of individuahty also cause many of 

the problems in estabhshing community. In addition to the social isolation expressed 

by Warren, Fuentes (2000) notes that the electronic medium adds significantly to the 
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disintegration of social systems. Having already distorted the relationships between 

home, work, and recreation, Fuentes laments the fact that the digital age is 

negatively altering the definitions of neighbourhood and community. According to 

Fuentes, no longer can people think of their neighbourhood as their community. This 

is because "chat rooms, online communities, and message boards have allowed like-

minded people to connect with one another in the same way neighbourhoods once 

d i d " (61). 

While these technological advancements allow individuals to interact in a way 

approximated of traditional community, the technologies also promote social 

isolation. In an article for a trade magazine, Hall (2000) noted important drawbacks 

for businesses and individuals operating i n internet isolation. "The Internet has 

increased isolation and created a "gotta have it now" mentality - two traits that have 

lessened the importance of service and, in some cases, product quality" (43). This 

has some critics quite concerned about the use of the Internet, particularly for social 

services (i.e. education) that were previously human interactive (Peek, 2000). 

Where the lack of community presents its greatest challenges is in issues regarding 

youth. In a study on urban issues in health promotion, Leviton et al . (2000), arrive at a 

troubling conclusion. 

Urban dwellers' ties to community and family often weaken. Urbanisation has 

meant increasing anonymity. Time pressures mean less socialising with 

neighbours and less involvement in community associations, and migration to 

areas of new opportunities means a separation from familiar connections and 

social supports. Weaker social ties affect health and health behaviour both 

directly and mdirectly. For example, social supports contribute to health status in 

a variety of ways, and when connections and networks suffer, social supports are 

likely to suffer. "Connectedness" can protect against adolescent risk behaviours: 

within the family and schools, it lowers teens' risk for emotional distress, suicide 

attempts, smoking, alcohol and illegal substance abuse, violence, and early 

sexual initiation. Trust is often lower where there is less sense of community, and 

lack of trust impairs both the use of health services and the behevabihty of health 

promotion messages. Furthermore, a sense of community improves prospects for 

the successful implementation of health promotion and disease prevention (863). 

Simply put, better mental health accrues from increased sense of community and 

connectedness, especially amongst the youth. Serge (1996) also found that young 

people who could not fit into society through gainful employment had a difficult time, 

over an extended period of time, securing traditional housing options. The teenage 

homelessness issue was also studied by Ringwalt et al. (1998) who found that "youth 

homelessness is a national phenomenon that is much more common than is generally 

thought" (1325). They concluded that "the prevalence of homelessness among 

45 



Ckapter Two: Planning Principles 

youths in this country is substantial and should be considered i n future estimates of 

homelessness among the general population" (1329). 

Community also means that users and residents exercise some control over the 

decisions affecting their lives. Downton (1998) sees the public involved in 

administrative functions as very important to development of connectivity. 

Friedmann (1989) and Campbell and Floyd (1996) are among the throng of those 

advocating for more public participation in planning decisions. Indeed, Campbell 

and Floyd (1996) note that individuals, i n the absence of authentic or officially 

recognised empowerment, w i l l organise special interest groups to usurp power and 

achieve private agendas; at times to the detriment of greater social values. However, 

Beekman (1998) noted that, when facilitated properly, the public has great power in 

moving public policy forward into real action. 

Creating a sense of enjoyment for all users is an important aspect of redevelopment 

planning. The Royal Commission on the Future of the Toronto Waterfront (1990) 

established development principles that w i l l ensure the public has safe, healthy, 

affordable, and attractive access to the waterfront. In their second interim report, the 

Commission stated that the public should have equally affordable access to all 

rewards of the waterfront system, including all parks and faculties. These rewards 

should come to the public regardless of economic or social status. The public should 

be able to enjoy a waterfront design that incorporates "distinctive and memorable 

places ... [that] protects vistas and views ... [and] considers the relationships 

between buildings, open spaces, and the water" (77). The Commission also felt that 

creating and optimising microclimates; integrating aesthetic features of colour, 

textures, and materials; and blending natural with manicured landscape elements 

would improve the desire for people from diverse backgrounds and communities to 

interact with the waterfront. Finally, to make it safe and healthy, the Commission 

stipulated that planners include safety-oriented design features. 

Placing the public within the context of environmental planning is a fundamental part 

of integrative planning. The Royal Commission on the Future of the Toronto 

Waterfront (1990) pointed out that rehabilitation of degraded ecosystems could occur 

if people began to address root problems. Chipeniuk (1995) expands this by 

arguing that any ecological ignorance suffered by the public is not because of a lack 

of technical expertise but because of a lack of effective consultation. Chipeniuk's 

comment may be, in fact, a somewhat unfair exaggeration of the planner's 

responsibility. Still, there is a need for better communication between planners and 

the public, a notion expressed by Soker (1998). "Through consultation and 

consensus-building, local authorities would learn from citizens and from local, civic, 
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community, business, and industrial organisations and acquire the information 

needed for formulating the best strategies" (244). Soker concludes, however, by 

saying that the process is made difficult by the hidden agendas of interest groups 

(regardless of where they stand on redevelopment), and because "dialogue, 

learning and process contradict with traditional local adnunistrative practice, and 

consensus-building is inconsistent with traditional political thinking of parties and 

organisations" (245). 

2.1.4 Economic 

Support downtown businesses by developing areas and programmes that 

increase the opportunities for economic growth i n the downtown. 

Traditional economic values essentially amount to transactional values, with little 

regard for downstream or hidden costs. For example, to the average consumer, 

calculating the cost of an automobile ends with insurance and registration. Yet, 

urban sprawl and all of its hidden social, environmental, and economic expenses are 

costs to which the sale of each new automobile contributes (Kelbaugh, 1997; Parted 

and Power, 1997). A litany of hidden and potential social and environmental costs 

follows the purchase of each new automobile. 

For integrative planning, economic value includes transactional values as well as 

downstream and hidden costs. Treweek (1999) argues, for example, that "the use of 

natural resources cannot be made in isolation from social and economic 

considerations" (204). Treweek contends that the linkages between social, cultural, 

and ecological factors regularly entail some economic dimension. Berridge, 

Lewinberg, and Greenberg (1991) also suggest that planning needs to involve 

projects that simultaneously address all of these factors. Their suggestion is that 

because economic growth initiatives in a downtown are likely to contribute to social 

and environmental costs, planning should occur that would reduce dependence on 

certain types of infrastructure - namely, roads. "Perfect balance," for example, 

"Would be achieved if there were a local job available for every worker hving in a 

given zone" (24). Moreover, Colborn et al. (1990) declare that the duplicity in 

economic rationale must end. For example, spending on conservation programmes 

while encouraging economic development that depletes ecologically sensitive areas 

must end. They argue that before substantive improvements occur, "environmental 

issues and implications must be brought into the mainstream of policy making in all 

sectors of the economy and society" (231). 
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Yet, another way to examine the difference is by looking at traditional planning as 

resource exploitation and integrative plarming as resource management. The former 

sees planning as what it can produce for immediate or short-term gratification, while 

the latter sees plarming as what its political, land use, economic development, etc. 

implications may yi e l d in the future (van Kirk and Griffin, 1997). In analysing the 

impacts to economic activities around Yellowstone National Park, van Kirk and Griffin 

found that resource exploitation practices were disturbing agricultural, recreational, 

and forestry patterns. Of interest, though, was 1) that each of these activities was 

contributing to the disturbance of the other, and 2) replacement forms of economic 

activity (tourism, retirement care, and investment properties) were invading the area 

to establish an entirely new economic ecosystem. Therefore, by looking at economic 

values as being transactional values as well as downstream and hidden costs, and 

immediate as well as long term effects, integrative planning attempts to prevent or 

mitigate decisions that have the potential to backfire. 

This is similar to the argument put forward by Jacobs (1999). In his discussion on the 

economics of land use, Jacobs explains that landowners are often bound to preserve 

immediate interests over long-term societal interests. Contrary to Adam Smith's 

seminal treatise on economic theory, personal resportsibility does not necessarily 

translate to social responsibility. The landowner, perhaps a factory owner, does not 

have the inclination to consider what her/his neighbours are doing to their land. The 

industrialist's primary concern is his/her investment. Decisions would have rates of 

return relative to the duration of the industrialist personal involvement. What results 

is a derivation on the notion of the "tragedy of the commons" (Garret, 1968 i n Hardin) 

a series of typical urban illnesses: agricultural land on the urban fringe gradually 

disappears in the spreading wake of suburban sprawl. The loss of economic activity 

in the downtown translates to blight and further economic depletion. In either case, 

wetlands and ecologically sensitive areas are lost either to suburbanisation or to 

accelerated entropy. 

Contrary, then, to resource exploitation, integrative planning implies a form of "full 

cost accounting." As Clark (1998) explains, full cost accounting assesses all costs 

related to a given project. It therefore enables all interests an opportunity to 

evaluate the benefits against liabilities. The ability to weigh lifecycle costs and 

consequences is an important asset to planning. For example, in American solid 

waste management practices, Clark points out that "The [Environmental Protection 

Agency] EPA defines full cost accounting as a systematic approach for identifying, 

summing and reporting the actual cost of solid waste management, such as past and 

future outlays, overhead costs, operating costs, capital depreciation and reserves" 

(52-60). Moreover, as Atkinson (2000) explains, an added benefit of full cost 
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accounting is in its streamlining of decision-making. In other types of plarming, 

practitioners require multiple "bottom lines" to calculate costs against benefits. The 

full cost accounting method takes the full breadth of costs in unison, allowing analysts 

to generate scenarios based on variables of resource use. Finally, because full cost 

accounting generally brings representation from all sides to the same table, it is 

like l y that decisions occur in a more timely manner. 

It is, however, the definition from the EPA that most clearly demonstrates the 

difference between integrative plarming and resource exploitation-based planning. 

Zonneveld (1988) argues that an integrative planning viewpoint encompasses all 

forces contributing to the shape of the land. These forces are physical, biological, 

economic, and cultural. Zonneveld then postulates that these systems have vertical 

and horizontal holism, "that a specific tract of landscape is a holistic entity, including 

a l l its heterogeneous components" (8). As well, Hersperger (1994) and Margerum 

(1997) demonstrate that the concepts of holism and ecosystem totality are firmly 

grounded as requisites for sustainability. Thus, while it is possible to study individual 

aspects of an ecosystem i n isolation of each other, for understanding integrative 

planning continuity it is necessary to reconnect the individual aspects. 

Interdependence of physical, biological, economic, and cultural forces, and the need 

to involve these forces as an interconnected suite is reflected i n the findings of the 

Second Interim Report of the Royal Commission on the Future of the Toronto 

Waterfront (1990). The report outlined essential characteristics of an integrative 

planning approach. Among them, the Commission noted that focusing on the inter

relationships among the elements and understanding humans as being part of the 

ecosystem are high priorities of management planning. Thus, as opposed to 

resource exploitation, integrative planning looks at a l l factors indicating health. 

Economic integration, therefore, of a redevelopment area to an existing downtown is 

an important feature for integrative planning. While a community may not want a 

redeveloped area to become a self-contained economic entity (City of Lethbridge, 

1988), ineffective planning may result i n an economic enclave. For example, i n its 

efforts to redevelop its downtown Canadian Pacific r a i l yards, the City of Lethbridge 

took several design steps to integrate the redevelopment into the existing downtown 

fabric. However, expansive surface parking, pedestrian routes, major pedestrian 

and vehicular access points, non-human scale architecture, newly developed major 

vehicular routes, and blank walls conspired with other design elements to create an 

enclave separate from the City's existing downtown. 

The principle of economies of association stipulates that complementary commercial 

activities located in a centralised area w i l l produce better results than commercial 
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activities in isolation. Further, the principle of forward and reverse economic 

linkages also states that commercial activities joined together w i l l produce positive 

results for other commercial activities within the same chain of linkages. 

Further, by creating a niche economic zone, planners are able to create an incubator 

effect: commercial activities within the zone w i l l experience common competitive 

advantages that their counterparts outside the zone w i l l not experience. The concept 

applies to restaurant complexes, entertainment venues, hotels, automobile 

dealerships, etc. The second advantage of the niche zone is peripheral development 

around the zone. Commercial suppliers to the niche zone w i l l experience increased 

growth as the niche zone activities grow. Finally, those commercial activities that 

profit from the waste or by-products of a niche zone wil l also benefit from the niche. 

For example, a motion picture theatre wi l l attract clientele regardless of its 

surrounding commercial activity. However, the theatre is likely to attract more 

business if other entertainment opportunities are available. Likewise, the theatre can 

encourage restaurants and other social experiences. Beyond the niche 

entertainment zone, increased economic activity w i l l increase supplier activity. 

Finally, businesses that thrive from these activities (taxis, buses, etc.) increase their 

activities. Ultimately, a niche economic zone can become a regional activity zone, 

attracting people from far outlying areas (City of North Battleford, 1998). 

2.2 VISION 

The vision of this research is to show that integrative plartning makes sense in 

redevelopment planning; that it makes sense in this case application. The intention 

was not to discard all other forms of planning, but, rather, to show that integrative 

planning principles do harmonise with traditional planning. Most important the 

vision was to give planners i n real situations an example of integrative planning i n 

application. 

2.3 CONCLUSION OF THE CHAPTER 

This chapter concludes that by blending the strengths of environmental, social, and 

economic planning into an integrative approach, a concept plan emerges that 

becomes greater than the sum of its parts. In environmental terms, integrative 

planning means that the problems of the past are corrected, future problems are 

prevented, the indicators and consequences of cumulative effects are learned while 

there is time for mitigation, and sensitive areas are protected. In social terms, 

integrative planning means that people are able to feel as though they are a part of 

the process, they benefit from this process, they receive enjoyment from the 

community that grows out of this process, and they continue to contribute to their 
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commuriity. In economic terms, integrative planning means that long term and short 

term results are considered equally. These results include both positive and 

negative effects of development. As well, the results are gauged against local and 

wider area concerns. Wider area concerns may be only so far as neigluoouring areas 

within the same city. They may also be wider area regionally. 
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5.1 I N T R O D U C T I O N 

The purpose of gathering key informant response was to comprehend the 

receptivity of various interests to integrative planning, and determine what 
planners and non-planners see as important issues in redevelopment. Response, in 

the form of informed opinion, was measured through interviews and an opinion p o l l . 

While interviewees responded from the perspective of their profession, the research 

does not argue whether the interviewees responded with departmental opinion. 

Clearly, there is much need for further, more conclusive, and specifically funded 

research i n this area. 

The importance of key informant involvement is principally to learn through contact if 

integrative planning is perceived as valid to decision-making. There is much written 

on the value of integrative planning. Sustainable development, alternative energy 

sources, ecosystem-based plarming principles, and Neotraditional planning are all 

theoretical debates that encourage planners to look beyond traditional Euclidian 

zoning precedents. Indeed, prior to, and especially since the rejection of, the 

rational comprehensive plarming model of the 1950s to 1960s, critics have urged 

practitioners to include a wider array of needs in planning. Still, the apparent 

question is whether integrative plarming has progressed from a theory (like that of 

Ebenezer Howard's "Garden City") that few would reject to a practice that, given the 

chance, many would lean toward. Therefore, seeking opinion gives an indication of 

receptivity and produces the principles that can act as an agent for formulating a 

redevelopment concept plan. 

The opinions of key informants were sought in four Western Canadian cities: Red 

Deer and Lethbridge, Alberta and Brandon and Winnipeg, Manitoba. To protect the 

anonymity and credibihty of various individuals, names are not given i n this 

discussion. Organisations are mentioned periodically. Positions are given 

frequently. A list of a l l individuals, their positions and organisations is presented in 

Appendix "C". The opinion p o l l results and interview comments are condensed into 

a summary "priorities table" (Table 3.2) in Section 3.3. 
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3.2 O U T C O M E S OF INTERVIEWS 

This section presents general comments produced in initial interviews. Interviews 

produced feedback on the three broad areas of integrative planning. A discussion is 

given of the major comments gleaned from the interviews. The interview questions 

and opinion pole are presented in Appendix "C". 

3.2.1 Environmental 

Interviewees were asked to consider environmental issues. Those interviewees 

whose work focused on highly urbanised areas tended to view environmental issues 

as landscaping. This was even more so in very large centres, such as Winnipeg. 

Generally, interviewees were unsure of either the need for, or the appropriateness 

of, environmental planning i n downtown areas. One planner mentioned that the 

problem with urban environmental planning is the general abuse of winter cities. 

This Winnipeg planner felt that, especially in bitter winter cities, use of elaborate 

environmental (i.e. landscaping) elements would be futile, as snow clearing and road 

working crews would destroy most efforts. In the opinion of this planner, much more 

education would be needed to show engineering departments how to perform their 

work without destroying landscape elements. 

In other cases, planners felt that developers should shoulder more of the burden for 

environmental planning tasks, particularly in areas where development would have a 

noticeable impact on environmental conditions. When pressed for an explanation, 

the Winnipeg planner conceded he was of the opinion that cities should be much 

more proactive in their expectations. In the opinion of this planner, until developers 

think of environmental issues as second nature, cities have a responsibility to uphold 

the ideals to which they strive. One suggestion was to involve the public in 

encouraging the inclusion of environmental issues. 

One planner did view environmental issues as ecosystem planning. Also responding 

from an informed position, this planner had experience with a riverbank programme. 

This planner saw the riparian zone as an amenity to the city, and noted that the public 

had taken significant ownership of responsibility. It was also noted that mvolving a 

noticeable icon of environmental preservation was important for success; it seemed 

to validate for the public that the City had wisely adopted an environmental stance. 

In this case, the City went with Ducks Unlimited. 

The same environmental planner also stressed the importance of priority. The public 

needs to see that there is a goal and vision for an environmental area. To facilitate 

this, the City needs to know what type of programme it wants to adopt. By using 
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Ducks Urdimited, the City demonstrated to the public that the City knew what type of 

environmental stance it was taking. As well, because of the extent of land needed for 

a Ducks Urdimited facility, the City showed extensive commitment to its 

environmental objectives. Some of the decision-making was made easier by 

environmental conditions, but much of the decision came from the City recognising 

the asset it had. Most important, though, the use of an environmental icon enables 

the City to adopt measures that maintain the programme it adopts, and validates 

decisions that the public might otherwise question. 

3.2.2 Social Issues 

Interviewees were asked questions on social planning issues. One major issue is 

getting people to be involved with their neighbours. One programme for involving 

the public in decision-making is the "Healthy Communities Project". The Healthy 

Communities Project stresses the importance of building neighbourhood networks to 

facilitate civic action. When asked to comment on the receptivity of the community to 

interaction amongst members, similar to the Healthy Communities Project, responses 

varied. One planner suggested that there was growing acceptance of this concept, 

but admitted there was much work to be done. A second planner argued that the 

entire approach had functioned badly when it was applied to their situation. Where 

the idea seemed to have success was with business types, who applied the concept 

of working together to doing business in the downtown. The comment was that 

businesses are eager to share resources to get positive effects. If sharing resources 

is necessary for civic recognition or applying pressure to municipal officials, 

business people w i l l engage in special promotional functions and/or w i l l network 

their expertise. 

Interviewees agreed that the perception of crime in the downtown causes difficulty 

for merchants, patrons, and visitors. This seemed to consume much of the 

participants' concerns over social issues. However, interviewees also agreed that 

crime is largely an issue of perception. Often, the media over-emphasises an act of 

criminality. Suddenly, the downtown is unsafe. A Winnipeg planner argued that if 

the same media coverage were given to suburban crime, the public would begin to 

realise the msecurity of all places of residence and activity. Commenting on the 

nature of downtown crime, a business leader thought that downtown crime is 

frequently vandalism, noting that parked cars are often the target of crime i n then-

downtown. The opinion of this business leader was that vandalism is a crime of 

convenience, facilitated by easy and inviting targets. 
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In Red Deer, most interviewees cited a problem the City's downtown has with 

negative cumtilative effects. They noted that over time the City has permitted one 

small area to intensify with rughtclubs and bars. Further, the establishments are 

mostly large capacity venues. A l l agreed that an "electric avenue" concept per se is 

not a bad planning decision, but rather that it requires special consideration of 

environmental design conditions. For example, there was strong agreement that a 

vandalism-free zone would include pedestrian orientation so that patrons' vehicles 

do not become easy targets. Proper hghting was also stressed to expose those who 

might consider random vandalism. Finally, one business leader said that curbing 

vandalism might require as little as removing the source of the weapon. In this 

example, before efforts were made to correct causal factors, certain parking areas 

consisted of vacant city or privately owned lots, covered in gravel. The gravel gave 

inebriated nightclub patrons projectiles with which they could inflict damage on 

cars, stores, and passers by. The first response of the business leader and other 

officials was removing the stones. This removed the projectiles and consequently 

reduced vandalism. It was not a complete cure, but d i d start to improve the 

reputation of the downtown. 

Activities in the downtown periodically impact neighbouring areas. A major festival 

may tie up on street parking for downtown residents. Interviewees were asked how 

they would handle the effects of downtown activities on neighbouring areas. Most of 

the interviewees were obviously referring to correcting the parking and traffic 

issues. For example, the Red Deer downtown business association has developed a 

parking map that lists the areas where parking is available. The association also 

provides limited free on-street parking. While this is good for people who frequently 

use the downtown for short stops, its unfortunate mark is that it does not improve 

transit ridership. The business association has also aggressively marketed the 

downtown parking locations. 

Traffic volume was also an important issue. For example, one planner said that 

getting people to use pedestrian forms of traffic is very difficult. In his opinion, and 

in his city, auto dependency is still high, due largely to past plarming decisions. A 

clear former intention of the City to cater to the automobile resulted i n the City's very 

wide streets. These conditions continue to hamper the public's ability to cross traffic 

by foot. Recent decisions are gradually changing this: block-end crossing bulbs, 

strategic parking nodes, on-street diagonal and perpendicular parking. Still, there is 

some merchant resistance: the distance between nodes is critical, and there is a need 

to educate merchants that window-shopping is beneficial. 
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The same planner also mentioned that i n his city certain areas are disproportionately 

impacted by traffic. These impacts tend to be areas with extremely close proximity 

to the downtown. Compromise seems to be the solution. According to the planner, 

in this neighbourhood, residents initially were very proactive on protecting their 

interests and protested any traffic incursion. Initially, the neighbourhood wanted 

nothing to do with non-residential land uses. This attitude diminished with the 

recognition that certain areas were, because of downtown growth, no longer 

conducive to residential uses. Therefore, in these areas conversion of existing 

structures has allowed adaptive re-use to businesses and craftspeople. The planner 

noted that there is even the start of a residential resurgence in the area. A few multi-

unit residential developments have opened and the area has taken on a unique and 

appealing character of trendy mixed-use. 

Compromise does seem to be a repetitive solution. One business leader suggested 

allowing transient parking during event times on a single side of the street. Another 

planner suggested cities use a permit programme that allows parking on both sides 

of all blocks most times, but limits parking at other times. 

3.2.3 Economic Issues 

Interviewees were asked how they thought a revitalisation and riverfront 

development project should attract new investment. This question met with a wide 

range of responses. Generally, however, respondents felt that the first order of 

business should be determining what should be expected of the proposed 

investment area. One architect, referring to waterfront re-use, thought that the 

precursor question in economic development should be: "What is it about the 

waterfront that is of importance?" This architect felt that the City should decide what 

particular theme (i.e. heritage preservation) the City desires of its waterfront. 

Attracting investment, however, means laying the groundwork that will encourage 

investment. Interviewees saw civic leadership as necessary for this step. Many of 

the respondents felt that land use bylaws have a direct impact on the potential for 

new investment. These comments, to an extent, refer back to prioritisation. 

Interviewees also agreed that the City needs to lead in setting both the pace and tone 

of redevelopment. Some of the interviewees regarded creating appropriate land use 

districts as the best first step. Others, particularly those from Red Deer, regarded 

redevelopment of the downtown municipal yards as the best first step. In either case, 

the City needs to set the precedent for how it wants development to proceed. 

56 



Ckapter Three: Key Informant Response 

One way to qualify new investment is the implementation of an effective downtown 

business association (DBA) that is able to establish a "sense of place" and a common 

voice. In Winnipeg, the DBA issue exposed a serious debate on the effectiveness of a 

DBA. For example, Winnipeg has four active DBAs. Each of these associations is 

eager to attract investment. A l l of Winnipeg's DBA leaders agreed that multiple 

associations degrade the ability to form a single voice on various issues. 

Unfortunately, once DBAs become established it is very difficult to merge them into a 

single voice. Consequently, the advice was very strong to establish a single DBA. 

Interviewees were asked to comment on competition with suburban malls and 

discount retailers. In all cases, interviewees agreed that a downtown area could not 

sustain a successful competition against malls. Suburban retailers rely on economies 

of scale, low taxation rates, and convenience amenities. Instead, interviewees 

unanimously supported creating a unique shopping experience. 

Downtown association leaders, planners, civic leaders, and business operators 

agreed that the lure of the downtown must differ from that of the suburban mall. The 

downtown must be a unique experience for both the shopper and merchant. Wide 

response during interviews indicated that merchants locate i n the downtown because 

they find the policies and rules of malls to be oppressive to their operating interests. 

One downtown business association leader reported that her merchants recorded 

better "sales" days after leaving the mall. Her understanding was that merchants 

find that patrons who visit downtown shops are more reliable for spending than 

patrons who visit mall shops. 

5.3 OPINION POLL 

3.3.1 G e n e r a l C o m m e n t s 

Of general note, the opinion p o l l d i d not produce wide swings of opinion. Most 

respondents held similar opinions on broad issues. Where there was difference of 

opinion, it was generally very narrow. As well, cross tabulation (Table 3.1) between 

planners and non-planners indicated that both groups were in agreement on most 

issues. Where differences d i d exist was in degree of conservative thinking. For 

example, planners were more interested in mixed-use areas, while non-planners 

favoured areas where numerous similar businesses could interact. Also, planners 

tended to be neutral on the pre-eminence of public sector goals, while non-planners 

were generally opposed. 

Observation of these findings, however, must be taken with caution. The strength of 

quantifiable evidence i n this MDP is seriously hampered by the lack of widespread 
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participation. (The sample size was twenty with a return date of August 24, 2000.) As 

stated i n the methodology, however, the logistics and constraints of conducting a 

thorough survey restrained the outcomes that in-depth research would produce. It is 

clearly a weakness of this data that a very small set of surveys was used to make 

general comments on planning principles. In fact, the opinion p o l l surveyed only 

twenty respondents from five centres™. Indeed, a better, more inclusive survey 

could easily sway the findings in opposite directions. The surveys are therefore not 

conclusive of planning opinion in any one centre surveyed. Neither were the surveys 

intended to garner such support. 

Instead, the intent of the surveys was to collect initial evidence of support for several 

of the elements in the succeeding concept plan. Rather than being used to reach 

conclusive findings on the concept plan elements, the surveys were used to 

determine where planners implementing a concept and academics reviewing an 

implementation could apply further research. Therefore, the best use of these 

surveys is to consider them as indicator research for future work. 

Although there is weakness in the quantity of survey respondents, there is strength in 

the quality of respondents. A l l respondents were senior decision-makers in their 

professions. Many were also senior decision-advisors within their respective civic 

governments, relied upon by City Council to render sound advice on various 

planning issues. Further, several respondents had sat on committees to find solutions 

to wide ranging planning and non-planning issues. Therefore, while the actual 

participants* numbers were modest, the influence and role of those surveyed was 

very high and would encompass many opinions. 

Identified trends and comments are presented in the poll as statements or assertions 

that respondents were asked to consider from a position of informed opinion. Each 

of the assumptions came from the first stage of key informant interviews and is a 

reflection of what interview interviewees directly expressed. Respondents were 

asked to agree or disagree with the statements, using a five-point scale. Because the 

po l l was to identify general opinions, and not dwell on specific issues within each 

statement or assertion, it was felt that, while a three-point scale would be too blunt, 

more than a five-point scale would dilute the strength of opinion. The opinion p o l l 

d i d not differentiate on location of respondents, though during administration it 

became clear that respondents were often answering from the perspective of 

projects within which they had been involved. Indeed, differentiation is on the basis 

of category (i.e. issues). 
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3.3.2 S p e c i f i c C o m m e n t s 

The opinion poll survey was conducted in two parts. Part one of the survey asks 

questions of general large-scale redevelopment projects such as downtown and 

waterfront redevelopment. Part two of the survey makes statements regarding 

general planning philosophies. 

Most questions in both parts received favourable opinions, with hesitation shown in 

areas where objectives might vary between public and private sector interests. As a 

bulk response, for example, planners and non-planners remained neutral on whether 

the goals of the public sector should have greater importance than the goals of the 

private sector. 

As an example, in the second part, it was observed that planners where marginally 

more supportive of public sector goals while non-planners where marginally less 

supportive. Still, there was such a slight variation that conclusive evidence is hard to 

determine. Research"' indicates that cities should not attempt to emulate the 

successes of projects in other cities. The findings of that research indicated that, 

while cities can take lessons from previous projects, they should not attempt a 

"cookie cutter" approach. The survey similarly found that planners and non-

planners were neutral over emulation. 

There were several mild surprises in the survey responses. For example, the first 

two statements are founded on the assumption that mixed use and competition 

amongst similar activities build successful economies. The trends of New Urbanism, 

Neotraditional planning, New Towne development, and power retail centres have 

some of their origins in research of late that advocates these two statements. While 

certainly associated with urban trends, the statements ponder whether the adoption 

of these trends is supported by a broad cross-section of interests. The widening use 

of these trends does not necessarily negate this question, but to some extent 

validates it further by asking if the trends are appreciated i n large as well as smaller 

cities. 

Mixed-use areas were not as strongly favoured as it was expected they would be. It 

was suspected that non-planners would favour mixed use. Mixed-use generally 

attracts a cross section of interests to a single location. Mixed-use areas include the 

ubiquitous suburban shopping mall that has a bank, shops, restaurants, a theatre, and 

professional offices. At the least, it was thought that merchants would give this a 

ringing endorsement for the downtown. Still, while planners seemed more 
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interested in this concept, neither planners nor non-planners strongly agreed to the 

wisdom of mixed-use. 

Still registering agreement (albeit less so), the concept of incubator zonesT (putting 

several types of land use together in a small area) was not completely supported. 

For non-planners, the fear of this may be rooted in the belief that too much 

competition is bad for business. Still, given the national trend of auto malls, the fact 

that planners had more neutral feelings toward this issue than did non-planners is of 

interest. While overall agreement was strong, there were also reservations 

expressed. On this statement, while respondents in both groups had reservations 

and disagreement to the concept of incubator zones, the ratio of "strong" agreement 

to "somewhat" agreement was 3:1. 

Two further points of interest came in statements six and seven. Statement six refers 

to the concept of the urban village. Statement seven refers to walkable streets. 

While these statements look back to earlier statements on the importance of mixed-

use development, they apply more specifically to making users of the downtown 

comfortable through design. In statement six, the premise is that, as opposed to a 

blank wall facade (typical of a mall exterior) an area with mixture of design elements 

and scale creates an area to which people are invited and with which they willingly 

participate. Statement seven is also an environmental design statement. In this 

statement, the focus moves from commercial areas to street-front planning. The 

statement was included to examine the feelings that cross sections of people in a 

winter city environment have toward enclosed shopping and movement areas. 

In both cases, non-planners showed stronger agreement than did planners. One 

comment from a planner in Winnipeg regarding statement seven was that the City-

has long held the belief that cold climates require warm shopping environments. 

Therefore, the City has built a network of underground and elevated shopping 

experiences. Another planner in Red Deer noted that, while the city does 

experience cold climates, a well-developed outdoor shopping experience is 

possible. One reason for this comment may be the relative success of Red Deer's 

existing downtown. The City has no elevated walkways, no underground malls, and 

very limited downtown mall shopping. Still, the Red Deer downtown business 

association runs a very successful Christmas shopping promotion wherein they give 

hockey tickets to patrons who show support for the downtown. 

In terms of downtown safety, non-planners appeared more interested in uniformed 

patrols than did planners. These patrols are individuals that check meters, clean 

streets, or perform other routine maintenance tasks. They would all carry two-way 
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communication with a central dispatch. They would not necessarily be the police. 

One non-planner, generally interested in the concept, mentioned that a parking 

enforcement officer might not encourage public appreciation of security. 

Environmental issues tended to divide non-planners from planners. Both sides 

generally felt that environmental issues should not prevent economic activity. Non-

planners were more likel y to support environmental trade-offs'1 and City initiated 

contaminated soils remediation. Cities appeared more likely to support 

environmental 

C o n t r a s t s a n d 

i > i m i L a r i t i < 2 s 

Part One 

Mixed Use 

Incubator Zones 

Dev. of Sense of Place (SOP) 

Requires Time 

Heritage Resource Management 

Contributes to SOP 

Spaces and Places for Social 

Interaction 

Urban Village 

Walkable Streets 

Downtown Safety 

Env. Preservation / Inner City 

Env. Preservation / Riparian 

Environmentally Sensitive Areas 

Planning Requires Biodiversity & 

Public Awareness 

Environmental Trade-offs 

Contaminated Soils 

Part Two 

Public Sector Goals Outweigh 

Private Sector Goals 

Community Acceptance 

Emulation 

Planning Requires Long-term 

Goals 

Evaluation Requires the Basis of 

Long-term Strategies 

Planners 

n= 10 

Average 

4.3 

3.8 

4.1 

4.7 

4.3 

4.5 

4.4 

3.8 

4.4 

4.9 

4.9 

3.7 

4.5 

3.2 

4.4 

3 

4.6 

4.4 

Non-

Planners 

n = 10 

Average 

4.1 

4 

4.2 

4.8 

4.2 

4.7 

4.6 

4.2 

4.6 

4.8 

4.5 

4.1 

4.6 

2.7 

4.5 

3.1 

4.8 

4.6 

Table 3.1: Contrasts and Similarities; Planners vs. Non-
Planners (Sample Size — 20; Range = 1-5) 

preservation i n riparian 

areas and biodiversity 

programmes that 

enable public 

awareness. 

The second part of the 

survey indicated that 

planners tended to view 

themselves as seeing 

more of the b i g picture 

of good governance 

than might non-

planners. For example, 

while both sides where 

neutral on whose goals 

were of higher 

importance, the 

planners appeared to 

have less regard for 

community acceptance 

than did non-planners. 

As well, planners were 

definite on being 

neutral over emulation, 

while non-planners 

might lean toward 

accepting emulation. At 

the same time, non-

planners, perhaps 

looking at the role of 

61 



Ckapter Tkree: Keu Informant Response 

long-range business planning, appeared to view long-term goals and strategies as 

more important. 

3.4 D I S C U S S I O N OF PRIORITIES T A B L E 
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n = 2 n = 6 n = 3 n = 4 n = 3 n = 2 

Social Med. 3 High 5 Med. 3 Med. 3 Med. 3 Med. 3 

Environmental Low 2 High 5 Med. 3 Med. 3 Med. 3 High 5 

Economic High 5 High 5 High 5 High 5 High 5 Low 2 

Table 3.2: Priorities Table 

From the group of interview and survey participants, a range of six types of 

professional interests were established. Each type was asked questions and 

surveyed regarding social, environmental, and economic issues. Scores were then 

averaged. An average score of 1 or 2 was considered a low priority. A score of 3 

was considered mid-range or medium. A score of 4 or 5 was considered a high 

priority. 

This table is a crude analysis of the opinions of participants. Firstly, within each of 

the professions there are wide variations of specific opinion to each area of planning. 

Also, various interviewees had divergent opinion on each of the planning areas. It 

would be a gross misrepresentation, for example, to say that investors had low 

opinions on all environmental issues. Secondly, as mentioned previously, these 

results are based on a very small sample size. It would be difficult to assert with any 

confidence that these values should be applied universally to all practitioners in each 

field. Finally, though, the as with the survey and interviews, the table is meant to 

indicate tendencies; indicators to suggest that all factors remaining the same, the 

practitioners would favour one aspect of development higher than another. 
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This is why the matrix is a priorities table and not a beliefs table. Generally, each of 

the groups expressed priorities as their profession indicated, and these are tabulated 

in this table. As the priorities table indicates, there were no areas that interviewees 

considered of such low priority that a value of one was noted. Still, investor and 

business types tended to qualify their environmental conscience on the basis of 

economic wisdom. 

5.5 DISCUSSION OF THE OUTCOMES (PRINCIPLES) 

The interviews and surveys provided clarification on the three principles established 

through the background research in Chapter Two. For ease of refreshment and 

understanding, the principles are restated prior to each discussion. 

3.5.1 Environmental 

Promote environmental stewardship that b u i l d s p u b l i c awareness, 

r e s p o n s i b i l i t y , and reward; that does not jeopardise s o c i a l and economic w e l l -

b e i n g , but furthers appropriate redevelopment. 

Planners and non-planners alike saw the need for public awareness of environmental 

stewardship. They recognised that in environmental stewardship, the public needs 

to see and appreciate why various activities are so important. There was very strong 

support for measures that would improve both environmentally sensitive areas and 

public awareness of, and involvement with, environmental stewardship. Involving 

schools, school boards, environmental organisations, community groups, and other 

agencies would increase the environmental stewardship profile of the Downtown 

West and could contribute to a widespread public awareness campaign. Co

operation between organisations would improve the network of responsibility. 

Most participants also supported the need for environmental preservation of urban as 

well as riparian areas, although there was some vagueness of what constitutes urban 

environmental areas. Again, proper public awareness is necessary for a better 

understanding. This raised the issue of environmental trade-offs: this is the practice 

of letting a developer impact one area if the developer agrees to assist the City 

improve a second area of similar or greater need. 

Finally, people agreed that what happens beneath the pavement is as important as 

what happens above the pavement. Participants generally felt that in planning 

infrastructure, it is important to understand what the implications are for 

environmental issues. These issues should be considered i n both the planning and 

management phases of infrastructure decision-making. 
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Partially in response to the need to improve environmental conditions, and partially 

in response to the need to prevent future environmental damage, redevelopment 

should employ techniques that mitigate ecological impacts. Demonstration projects 

should not just consider technologies aimed at such needs as bank stabilisation. 

There should be waste management technologies; programmes for the conservation 

of water and energy consumption; and experiments with environmental conditions to 

use tree plantings, site designs, structural placements, and vegetative coverings to 

reduce heating and ventilation needs. The effective use of environmental design 

could also increase the use of the Downtown West by improving comfort levels. 

Ecological diversity is an important issue i n redeveloping the Downtown West. Red 

Deer is in the Aspen Parkland, an area already known for its rich ecological diversity. 

By plarming for biodiversity, the Downtown West can once again retain a status of 

diversity. This is not to say that a pristine Parkland is possible, or even that a near 

approximation is possible. Rather, by assessing needs, desires, opportunities, and 

challenges, planners can generate biodiversity that improves the existing 

ecosystem. Alternatively, for the sake of needs, planners can alter an ecosystem to 

sustain new species, provided, of course, that checks and balances are established 

that prevent the new species from destroying the existing ecosystem. 

Although it is beyond the scope of this research to determine whether the existing 

ecosystem is threatened, it is worth mentioning that waiting for conclusive evidence 

that the ecosystem has collapsed is poor plarming. Pre-emptive effort is necessary to 

examine and correct areas of the riverfront that are already experiencing critical 

conditions. Were possible, those habitat areas on the riverfront known to be 

damaged must experience restorative measures. Substitutions for those habitat 

areas not capable of repair must be developed. Most important, habitat restoration 

must involve a multi-species approach. 

3.5.2 Social 

Approach planning i n a way that encourages positive interaction and dissuades 

deviant behaviour, a l l o w i n g people to reap the rewards of interaction w i t h i n 

their community. 

Improving the perception of safety and security in the downtown is a very complex 

issue. According to The Plarming Centre, an organisation whose work includes 

policy awareness and development in planning, "Crime Prevention Through 

Environmental Design or CPTED (pronounced "sep-ted") is a crime prevention 

planning tool that focuses on the proper design and use of the built environment. 

CPTED is quickly becoming a measure for proactive crime prevention p l a n n i n g — 
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one that can help reduce the incidence and fear of crime, and improve overall quality 

of li f e " (http://www.planningcenter.com/cvcpted.htm. February 16, 01). 

The participants recognised the degree of complexity of this issue. Consequently, 

while a l l agreed that patrols and a visible presence of authority do improve the sense 

of security, there was also the recognition that changing the perception of crime in 

the downtown would require a concerted effort relying on more than cosmetic 

changes. 

Part of the effort in changing the reputation of the downtown includes creating a 

distinct sense of place. This requires time and may include recognition of heritage, 

but in its completed form renders a distinct identity of the downtown. As well, places 

for people to meet and interact encourage the bond of community while 

discouraging inappropriate, deviant, or anti-social behaviour. 

This means that the Downtown West becomes a community of participation and 

interaction, an area of usefulness. Residential neighbourhoods, commercial 

endeavours, and appropriate industrial activities blend and co-operate to increase 

diversity. Entertainment, hospitality services, leisure and recreation, fitness venues, 

and civic venues and activities contribute attractiveness and vibrancy to the lure of 

the Downtown West. 

This usefulness, however, is in a spirit of co-operation; co-operation with the 

environment and with neighbouring land uses. New uses are designed so that 

before, during, and after development, and while the use is in operation, new 

pollutants do not enter the ecosystem. At the same time, new development must 

assist i n restoring the environment where damage has already occurred. New public 

access (by trails, observation areas, landings, residential/commercial development, 

etc.), must not increase the ecological load on the ecosystem. 

Surrounding the Downtown West is an established and ever-growing residential 

stock. There are housing opportunities for many types of interests. New residential 

development must consider numerous variables. Redevelopment of the Downtown 

West is likely to substantially alter existing traffic conditions, noise factors, sight 

lines, views, vistas, and other aesthetic quahties. Planning wi l l determine the degree 

to which these changes occur. At the same time, planning must also consider what is 

needed for the success of the Downtown West's transformation. 

Co-operation requires prioritisation. Priorities for redevelopment must be based on 

what requires certain conditions. Certain types of development may require 
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riverfront access while other types recruire immediate access to large parking 

supplies. These become measures of diversity. The potential of the Downtown West 

to contribute to public awareness of environmental issues is immense. Therefore, 

being that most of the riverfront is soft-edged, uses, programmes, and ecosystem 

planning could present opportunities for diverse passive and active learning 

experiences for residents and visitors. However, there should always be a respectful 

balance between the demands of the public and the needs of the environment. 

3.5.3 Economic 

Support downtown businesses by developing areas and programmes that 

increase the opportunities for economic growth i n the downtown. 

Participants recognised that an area of diversity, -vitality, competition, and compact 

development contributes to a healthy overall economy. Consequently, there was 

support for such initiatives as mixed-use and urban village development. There was 

also support for making streets accessible to pedestrians and window-shoppers. 

Still, there was much concern to create a downtown area that allows business to 

flourish. 

Diversity is measured in balance on a continuum of extremes. For example, 

balancing public and private spaces, large-scale and small-scale development, 

active and passive areas, and places for enthusiastic crowds and reflective solitude 

produces a diverse experience that meets the social needs of people where they 

live. Quiet pathways have as much value in creating a unique experience, as do 

bustling promenades. However, planning for this diversity must consider the 

growing demands placed on the Downtown West, particularly if the goal is to 

increase residential density. 

In addition to diversity, people need to see the opportunities available to them, and 

they need to sense that these opportunities are for the benefit of all people. 

Therefore, scale and massing, density and design, and edge conditions must not 

convey a message of private spaces. If the goal is to bring people to the Downtown 

West and encourage the sense that the Downtown West belongs to all Red Deer 

residents, then allowing critical areas (i.e. the riverfront) to take on the feel of private 

ownership is antithetical of the goal. Part of increasing the availability of 

opportunities is to increase access. Maintaining and improving trails and 

connections is important for this, but new trails and connections are also important. 

Links should provide enjoyment for multiple users, and all users should have an 

equal sense of access and safety i n using the Downtown West. 
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Promoting economic vitality means providing areas for enjoyment and the 

satisfaction of human needs. These should not be oriented to a single economic 

status. Affordability means developing many more "free" spaces than "fee" spaces. 

Parks, play spaces, and various other facilities must remain freely open to all users. 

Residential, commercial, and institutional uses must appeal to a healthy mix of 

economic capacities. 

By accounting for a healthy mix of economic capacities, the Downtown West's 

attractiveness is increased. Another way of increasing attractiveness is by 

redeveloping the area with an attitude of maximising the area's natural potential. 

The opening of a hotel, for example, should make use of the riverfront vistas. Still, by 

developing a Downtown West that provides distinctive and memorable experiences, 

one-time visitors to, and long-term residents of, Red Deer w i l l have areas to lure their 

interests and encourage return visits. These visits may encourage people to support 

commercial activities in the Downtown West. 

3.6 STRATEGIC PLANNING 

The participants agreed that how planning is viewed should change. Rather than 

being exclusionary, planning should allow the public to have an active role. 

Planning should also see be more concerned with the benefit of achieving long-term 

goals. Finally, planning should make a distinct mark on the landscape; but should 

not look for an easy answer to complex and local issues. 

The participants agreed that planning must involve people. Getting people involved 

and agreeing to a project is important if the project is expected to succeed. 

Participants either agreed somewhat or completely to this notion. At the same time, 

people felt that long-term goals and strategies should outweigh a quick fix or 

politically advantageous motivation for strategic planning. Planners and non-

planners resisted emulation as a strategic approach, but at the same time noted that 

planning for Red Deer could take lessons learned by other jurisdictions. 

3.7 CONCLUSION OF THE CHAPTER 

In conclusion, two conditions are evident. On the one hand, a very diverse range of 

interests recognises the importance of integrative plartning. This is encouraging, 

because it means that if proper education is provided, this diverse range of interests 

may adopt and advocate a decision-making process that encourages integrative 

planning. It was also made clear that many of these people, even within municipal 

responsibility, do not truly understand integrative plaiuiing. This is a challenging 

issue on two counts. Firstly, it indicates that there needs to be an aggressive public 
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awareness programme geared to al l levels of public and private sector decision

making. This awareness programme needs to target citizens at all levels of society. 

Secondly, lack of awareness of the importance of integrative planning suggests that 

derision-making still occurs from one of three goal-oriented perspectives: what is 

perceived best for the environment, what is perceived best for social needs, what is 

perceived best for economic growth. What al l these individual perspectives lack is 

the objectivity of pursuing what is best for the community. 

The question, for example, of whether winter cities require enclosed walkways for 

shoppers asks whether environmental design and heightened social interaction are 

strong enough forces to protect economic vitality in an open-air downtown and offset 

the need for a guaranteed climate and/or quality controlled, isolated environment. 

In Red Deer, the downtown prospers even though it experiences a long and cold 

winter season. In Winnipeg, some planners are questioning the wisdom of elevated 

enclosed walkways. As well, questioning the function of environmental design in 

integrating various sectors of society was an effort to debate the receptivity of people 

to barrier-free communication and interaction and whether barrier-free interaction 

could encourage economic growth. 

The rationale for using any kind of informed opinion was based on a desire to 

produce a concept that was understanding of and attentive to need (economic, social, 

and environmental). The entire research germinated from a discussion of what types 

of principles a city should use in redeveloping large inner city tracts. Red Deer, 

Alberta was chosen for many reasons including that the City was engaging in 

strategic and downtown planning, which would ultimately include the development 

of a concept plan. Bringing informed opinion to initial stages of the matter was 

anticipated to contribute "useful perspectives on relevant issues" (Hoyle, 1995). As 

Hoyle found, allowing "decision-makers to give their views through structured 

questionnaires and through open-ended interviews" (Hoyle, 1995, 123) proved very 

successful in that these interests could expand on their opinions and rationales for 

how they operated in their professions. Often, the responses contained poignancy of 

fresh or deeply seated experiences that extended far beyond the immediacy of 

geographic location. 

As initially noted, the purpose of this research is to add to the body of knowledge 

concerning integrative plarming. The research begins with an examination of needs 

and theoretical and practical solutions. This body of solutions is then formulated into 

a general framework and applied as a concept plan to a plausible and actual 

example of inner-city redevelopment. Key informants are important as part of the 

formulation and application processes. However, the importance of key informant 
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participation was not to discover any new data regarding integrative plarming. The 

real importance was to gain insight through application, to gather data on the 

receptivity of various interests to integrative planning, to determine if the local 

planning environment possesses an inclination to apply integrative planning, and to 

examine what planners and non-planners see as important concerns for 

redevelopment. In this way, the interviews and surveys reveal whether, as the 

research question asks, Red Deer is willing to adopt general redevelopment 

planning for its inner-city area that demonstrate integrative planning. 

Essentially, participants confirmed that redevelopment of the Downtown West w i l l 

work best if social, environmental, and economic issues are addressed collectively. 

This is particularly clear i n the principle on strategic planning. In this principle, 

participants agreed that long-term social, economic, and environmental gains should 

be more important than short-term political gains. Further, long-term strategies 

should outweigh short-term gains. 

An excerpt from the "Introduction" chapter eloquently defines the overall conclusion 

of this chapter. 

The complexity of integrative plaiming raises a challenging dilemma for 

decision-makers. The redevelopment of large inner city tracts of land, such as 

brownfields and waterfronts, pose great opportunities for Canadian cities to 

implement convenient growth management strategies, bolster economic 

development, and satisfy social plarming agendas. ... At the same time, planners 

often lack the redevelopment principles and theories to establish strategies that 

wil l satisfy these various competing interests. Often, planners are left to rely on 

costly remediation processes that confound wise management of already 

dwindling civic funds. Clearly, principles are needed that w i l l aid decision

makers in formulating alternative, yet appropriate, solutions. 
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The anticipation of the research was to apply the lessons learned in the background 

research and the comparative projects, and the needs identified in the key 
informant interviews, opinion p o l l , and reconnaissance tours to the formulation of a 

concept plan for Red Deer, Alberta's Downtown West. The concept plan presented in 

this chapter is the result of the research for this Master's Design Project. While it uses 

base maps created by the City's Greater Downtown Action Plan, the concept plan is 

not a creation of the City of Red Deer. 

A brief description of land use for the concept plan area follows an introduction to this 

chapter. The description presents various images of both evolutionary and current 

conditions. As well, three maps (photographic analysis orientation, relation of the 

concept plan area to the Greater Downtown, and district boundaries) are used for 

orientation purposes. The brief description is then followed by three short sections on 

vision and theme, planning and design, and overall concept plan circulation 

improvements. The purpose for placing these components ahead of the actual 

concept plan is to show context of changes and to give an understanding of the 

conditions to which the concept plan is addressed. 

The concept plan is divided into two districts: Cannery Row and Reinholt Landing. The 

concept is discussed in detail as separate sections. Therefore, a detailed graphic is 

provided individually for each district. A detailed graphic for Cannery Row is on page 

88. A detailed graphic for Reinholt Landing is on page 99. 

4.1 INTRODUCTION 

This case application presents physical and programming solutions to the challenges 

posted in the research question: "What type of general redevelopment concept plan 

for inner-city areas w i l l demonstrate integrative planning?" To fulfill this challenge, 

the plan incorporates places and corridors for people and their various modes of 

travel. The plan makes places for social, physical, and spiritual interaction. The plan 

also provides for environmental health and well being, for humans and non-humans 

alike. Finally, the plan accounts for the need of commerce: as an engine to drive not 

only economic well being, but social and environmental well being also. Success, 

however, relies on a strategic assumption: results from this plan w i l l not occur 

immediately. In fact, many of the benefits wi l l require years and maybe decades of 

administrative commitment; forethought; and incremental, proactive planning. The 
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earliest work w i l l include further research to ascertain details, organise partnerships, 

secure critical land parcels, and formulate opportunities for early, meaningful public 

processes. The earliest physical work w i l l consist of improvements to public spaces. 

Consequently, in the succeeding chapter priorities are set for how redevelopment 

would occur. 

4.2 B R I E F D E S C R I P T I O N OF THE D O W N T O W N WE S T 

Although, for simplicity sake, the application area is referred to as the "Downtown 

West," the orientation is such that the area is not truly west. In fact, the application 

area lies roughly 45 degrees off true north. (Map 4.2 following the photo analysis) 

identifies the Downtown West to the Red Deer Greater Downtown. A thorough site 

analysis is presented in the Appendix "D". A key following the photo analysis locates 

the position and directions of the various photographs. 

The application area is roughly 516.23 ha (209 acres) in area. With the relocation of 

the Canadian Pacific Railway lands a small (about 61.75 ha [25 acres]) but pivotal 

parcel of land became available. Before this land becoming available, the City 

deemed the tracks as a physical and economic growth barrier between the Downtown 

and the Downtown West. The Continuous Corridor project, what is now Taylor Drive, 

replaced this 

barrier. 

Red Deer is 

located in 

Central 

Alberta 

roughly 

halfway 

between 

Calgary and 

Edmonton on 

Highway Two. 

While 

farmland 

surrounds the 

City, the local 

economy is 

diversifying 

Image 4.1: Downtown West, 1948 (The white outline is the same area as in 
Images 4.2 to 4.4.) 

into a regional economic growth centre. Service industries are increasing, as are 
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hospitality and tourism industries. As well, the City is transforming itself from a rural-

urban centre to an urban centre. 

The Downtown West is 

located on the western edge 

of the Downtown, adjacent to 

the Red Deer River. Image 

4.1 shows the land use of the 

Downtown West in 1948. 

Farming remained the 

dominant land use until the 

late 1950s when development 

began occurring west of the 

Canadian Pacific Railway 

lands. Land in this area was 

not ideal for farming 

operations. Consequently, 

once it began, land use 

conversion was steady. 

Images 4.2 through 4.4 show 

the succession of 
Image 4.2: Downtown West, 1962. 

development in the Downtown West. 
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4.2.1 P h o t o A n a l y s i s o f S t u d y A r e a 

Images 4.5 to 4.9 are of the 

Reinholt Landing District 

general conditions. 

Image 4.5: UFA Cooperative. 

Image 4.6: Typical scale and massing of structures. 

Image 4.7: Typical density of structures. 
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Image 4.10: Detailed winter view of Works Yard. 
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Image 4.12: Common summer works 
yard conditions. 

Image 4.13: Common massing of Works Yard. 
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Images 4.14 & 4.15 are of 
Taylor Drive. 

Image 4.14: Taylor Drive Southbound at edge of Reinholt 
Landing District. 

Image 4.15: Taylor Drive Westbound at edge of Cannery Row 
District. 

Image 4.16: Gaetz Avenue Southbound past Apha Dairy 
Plant 

76 



Ckapter Four: Concept Plan 

Image 4.17: Gaetz Avenue looking Northward from 54th 
Avenue Exit across Red Deer River. 

Images 4.18 to 4.22 are of 

the Cannery Row District 

general conditions. 

Image 4.18: Heavy vehicles are common in the overall 
Downtown West. 

Image 4.19: Service industries are common in the overall 
Downtown West. 
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Image 4.20: Low density, auto-related industries are common. 

Image 4.21: One of the big box chain retailers in the Cannery 
Row District. Superstore is the second nationally recognised 
name. 

Image 4.22: Backdrop for the industry in the Cannery Row 
District is the Red Deer River riparian zone. 
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Images 4.23 & 4.24 are of 

the common pedestrian 

conditions in the Downtown 

West. 

Image 4.23 and 4.24: These muddy 
conditions occur as snow melts in the 
spring and in between snowy winter 
periods. They are common throughout 
the Downtown West. The lack of 
sidewalks forces pedestrians to use road 
surfaces. 

Images 4.25 to 4.28 are of the 

Waskasoo Park Trail system 

through the Downtown West. 

Image 4.26: Waskasoo Trail in late 
spring. 
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Image 4.27: Thick brush along trail 

Image 4.28: Trail clears for occasional views. 

Image 4.29 & 4.30: Conditions of the riparian zone and adjacent trail. While beaver activity is 
present, more damage is from environmental conditions. Overall concern for the riparian zone 
pertains to the extent of dead and fallen species. 
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Image 4.31: One of two rest areas along Downtown West part 
of Waskasoo Park Trail. Second one is at far north end. 

Images 4.31 to 4.33 illustrate 

the good and bad conditions of 

the Waskasoo Park Trail 

system through the Downtown 

West. 
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Image 4.36: The most 

obvious development 

nuisance is the power line 

running through the 

Concept Plan Area. This 

outdated transmission 

corridor is an aesthetic, 

legal, and financial barrier 

to redevelopment. 

; 8 •' I 

Gsiili!WM̂ .M'̂ *â = 

Image 4.36: A development nuisance. This power right-of-way 
runs the full length of the Downtown West. 
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Chapter Four: Concept Plan 

Map PA —3: Downtown West in Relation to Greater Downtown. 

Note: The purple area indicates the are of Concept Plan. The thin black line outlines the Greater 
Downtown. The thick black line outlines the Downtown West. 
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4.3 V I S I O N A N D THEME 

4.3.1 V i s i o n 

The vision of this research was to show that integrative planning makes sense i n 

redevelopment planning; that it makes sense in this case application. The intention 

was not to discard all other forms of planning, but, rather, to show that integrative 

plarming principles do harmonise with traditional planning. Most important the vision 

was to give planners in real situations an example of integrative planning in 

application. 

4.3.2 Theme 

Emerging out of integrative planning is the theme of connectivity. The expression of 

connectivity occurs in the concept in three ways: environmental, social, and economic. 

However, none of these expressions is of greater value than the other expressions. 

In terms of environmental connectivity, the goal was two-fold. Firstly, Red Deer boasts 

a greenway system that laces the city and downtown and ties the city to several of its 

neighbouring municipal jurisdictions. Still, in spite of well-developed trails and 

several interpretive markers, there is little content to connect the people to their 

environment. Secondly, the city does not have a clear understanding of its ecological 

health and well-being. While the City requires environmental inventories for all new 

developments, no work has adequately inventoried the Downtown West. Thus, it is 

difficult to know the true health of the environment in the Downtown West. The 

concept plan addresses both these issues. 

In terms of social connectivity, the goal was to provide places for people to have 

meaningful and wholesome interactions with their fellow residents of Red Deer, with 

visitors to their community, and with those enjoying a stop-over experience for 

business and/or pleasure. Places for recreation, entertainment, civic functions, family 

or friendly reunions, or personal relaxation and/or meditation are incorporated. On 

the environmental side, the Downtown West has long been a place for limited 

interaction with nature. Unfortunately, present physical conditions often prevent 

people from personally connecting to such assets as the river. In other instances, the 

interaction features unpleasant characteristics of urbanisation. People need to 

commune with nature i n a way that benefits all interests. Thus, the plan incorporates a 

blending of places that celebrate the ecological structure and function and places that 

tangibly reunite people with their natural environments. 

Economic implications of redevelopment may lead some to feel that redevelopment is 

more an exercise of maximising profit and less an opportunity for social enrichment. 
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Still, there is need to incorporate rational economic sense without dismissing social 

benefits. The concept plan does provide areas so that both co-operate. 

In terms of physical connectivity, the goal was to prevent the Downtown West from 

becoming an independent and private economic engine. In spite of several major 

impediments to downtown unification, the concept plan makes way to ensure that all 

people of Red Deer experience the enjoyment of the social, environmental, and 

economic opportunities in the Downtown West. To that end, the concept provides a 

series of hard, soft, and invisible linkages. Finally, historical connectivity is an oft-

forgotten aspect of planning. By providing areas where heritage is celebrated and 

given a place of honour and distinction, the concept plan attempts to alter the poor 

perception that heritage belongs only in museums. 

Of special note, though, is the role of gathering places. At this time, Red Deer does not 

have, within its downtown, a suitable place to hold large civic functions. Still, Red 

Deer does host such functions, forced to contain its celebrations to areas not ably 

equipped to handle large crowds. Further, the City periodically has sought a suitable 

location for developing such a facility. The redevelopment of the Downtown West 

presents the opportunity to develop such places. In the concept, the riverfront w i l l 

play host to a complementary gathering place already in use. In structural terms, 

major plazas, buildings and other gathering places w i l l primarily orient toward the 

river. Secondary orientation wi l l face toward the downtown. 

In effect, this concept plan marries the needs for intimate private spaces and robust 

public spaces. It does so in a manner that ensures they are appropriate for year-round 

use. This is important in that the existing public space in the Downtown West does not 

allow such a marriage to exist. Further, those areas most common to the public are 

poorly designed to sustain the use for which they are and w i l l become more intended. 

More, unchecked redevelopment without a unifying concept wil l place Red Deer's 

valued downtown riverside natural environment in jeopardy of irreparable damage. 

4.4 PLANNING AND DESIGN 

Various images and designs illustrate the planning elements described in this section. 

Map 4.3 and schematic drawings of the concept (Drawing 4.1 and 4.2 following the 

discussions of their respective Concept Plan Districts) provide the orientation for the 

discussion. 

On the practical, functional side, planning sets out issues such as roads, plaza spaces, 

etc. The design side attempts to give an appreciation of how the work w i l l appear 
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when complete. The correct images w i l l encourage investment, instil pride, and 

demonstrate environmental ideals. The anticipation is that the finished work wil l 

attract residents and visitors year-round for numerous personal and public activities. 

The goal of the concept plan is to present an image to the world that is impressive and 

attractive. However, this is not the place for detail, but rather for conceptualisation. 

The detailed drawings w i l l proceed later during implementation. 

For the convenience of discussion, the Downtown West is a large land base divided 

into two roughly similar-sized areas - or precincts. The major advantage of such an 

arrangement is that it allows easier phasing of implementation. Additionally, it allows 

planning to involve different thematic elements of design. This leads to unique area 

planning. The major challenge that such an arrangement brings is that connecting the 

two precincts as the redevelopment progresses is difficult. Because the cause of the 

separation is a major transportation route, bringing the two halves together in a 

structural manner is nearly impossible. The potential is to abandon planning that 

creates a cohesive unit; eventually neither half receives the respectful treatment - i n 

planning or design - it deserves. 

The problem of two precincts is exacerbated by the lack of identity, either of the 

Downtown West jointly or each precinct individually. In short, the Downtown West 

lacks sense of place. Even more, there is marginal connection of the Downtown West 

to its heritage. 

Overall, the City refers to the Downtown West as the "Riverlands." This reference is 

due mainly to the geographic connection of the Downtown West to the river. There is 

little extension of the name to any historic period, other than that the City has 

frequently used Riverlands to describe this area. Further, except for the loosely 

defined "Cannery Row" moniker, neither precinct has been accorded a marketable 

identity, even though the area is rich with heritage from all periods of Red Deer 

history. More, complete recognition of landmark structures does not exist, even i n 

Red Deer's most recent Inventory of Historically Significant Resources (1999). Some of 

the City's most visible and important industrial heritage is entirely neglected. 
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To begin the slow process of correcting this lack of identity, the following terms w i l l 

apply to their respective precincts. 

O l d Name New Name Rationale 

Downtown West - North 
Cannery 

Row District 

There is relative citywide recognition of the 

name. 

Downtown West - South 

Reinholt 

Landing 

District 

Henry Reinholt began the first commercial-

scale quarry in the vicinity. His influence in 

Red Deer construction is still evident. 

Table 4.1 : Precinct Labels' 

4.4.1 M a j o r D o w n t o w n G a t e w a y 

The existing gateway, Image 4.37, is a plain 

feature. The symbol neither embodies the 

spirit of the downtown, nor is it consistently 

used throughout the downtown. Although the 

feature is located in a high-volume traffic 

corridor (Gaetz Avenue), its characteristics 

and surroundings allow motorists and 

pedestrians easily to overlook its importance. 

Further, the gateway is single-dimensional and 

appears in only one place. In short, there is no 

"WOW!" sensation to the feature. 

In the first place, a new gateway for the 

downtown wil l occur at the major intersection 

of Taylor Drive and Fifty-fourth Avenue. This 

w i l l be a grand structure arching the 

intersection. Its design w i l l embody all 

aspects of the Greater Downtown, including the importance of the river, the railway, 

commerce, and Red Deer's abundant blessing of parks. As well, the structure w i l l 

incorporate the design concepts of the existing gateway feature on Gaetz Avenue; a 

modified replication of which w i l l occur at all other major entry and exit points of the 

Greater Downtown. However, Greater Downtown aesthetic improvements w i l l carry 

the theme of the new gateway throughout the downtown. A l l design and production 

work w i l l reside with Red Deer's artistic community. 

Note: A series of roadway and secondary gateway cross sections is provided. The Major 
Downtown Gateway is among these cross sections. 

Image 4.37: Existing Downtown 
Gateway Icon. 
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Figure 4.38: Neighbourhood Gateway. This sign satisfies several important design requirements. 
It proudly states the name, embodies the historical importance of the railway to the area, celebrates 
the community spirit of the neighbourhood, and reflects on the environmental features of the 
landscape. Additionally, it is discrete and complementary of the area. (Ekistics Town Planning) 

4.5 O V E R A L L C O N C E P T P L A N C I R C U L A T I O N IMPROVEMENTS 

4.5.1 P e d e s t r i a n 

• Creation of new routes. 

• Better definition of existing routes. 

• Better route separation between bicycles, pedestrians, and cars/trucks to create a 

more comfortable, convenient, and safe environment. 

• Service level improvements to prevent hazardous trail and pathway conditions. 

• CPTED and situational crime improvements to increase real safety. 

4.5.2 Continuous Pedestrian Corridor 

• Similar in rationale to vehicle corridor: to move pedestrians and bicycles through 

the City in an efficient, effective, and safe environment. 

To connect the surrounding suburbs with the downtown. 

• Includes the development of a new bridge over the river at the Reinholt Landing 

District. 
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• Includes the redefinition of existing routes, several new crossings at major 

intersection, and numerous links to other bicycle and pedestrian routes. 

4.5.3 Traffic 

Mainly traffic calming in nature. 

• Vegetation, speed restrictions, road surface changes to keep drivers alert to 

changing areas and urban composition, pedestrian corridors and street furniture to 

create a more intimate environment, on-street parking, and reduced width of 

certain thoroughfares. 

• Increased city bus routes/service and the introduction of a heritage streetcar 

system to reduce the need for private automobles and calm traffic. 

• Summertime water taxi system to function during summer and weather-permitting 

months and to connect with the public transit system. 

4.6 DISTRICT PLANNING 

4.6.1 R a t i o n a l e S u m m a r y 

This summary table provides a snapshot rationale for the recommendations of the 

concept plan elements. A more complete discussion of the rationale is given as it 

applies to each element. For those elements that are repetitive throughout the concept 

plan, the most detailed discussion is given where the element first appears. Certain 

elements have rationale that is not directly environmental, social, or economic. These 

are secondary rationale (i.e. traffic safety). While they are not specifically within the 

scope of this integrative planning concept, they lend support to rationale that is within 

this scope of integrative planning. 

In each discussion of elements, the rational is given first followed by the concept plan 

element. Periodically, a statement of clarification is also added. Statements of 

clarification include definitions, technical information, and design notes. 
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N u m m a r y T a b l e o f C o n c e p t P l a n R a t i o n a l e 

(Check marks indicate major areas of rationale as derived from 

research on best common practices for integrative planning. 

Secondary rationale may also apply.) 

R a t i o n a l e 

N u m m a r y T a b l e o f C o n c e p t P l a n R a t i o n a l e 

(Check marks indicate major areas of rationale as derived from 

research on best common practices for integrative planning. 

Secondary rationale may also apply.) 
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Table 4.2: Summary of Rationale 
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4.6.2.1 S t r e e t s a n J Lanes 

Pedestrian, bicycle, and other alternative forms of transportation w i l l have highest 

priority in design solutions. 

Rationale 

Rationale for addressing streets and laneways is environmental, social, and economic. 

Environmentally, roadway edge conditions (i.e. vegetation/landscaping) along a l l 

streets are poor, and i n need of improvement. Overall, there are poor and/or 

degraded zones of transformation form hard to soft surfaces. This condition causes 

concern for soil and ground water quality conditions. A n effort is needed to correct 

and control these conditions. 

Socially, addressing streets and laneways creates opportunities for people to become 

involved with their community. By creating a pedestrian safe and friendly 

environment, the City demonstrates that its people are as important as its cars. This 

allows and invites public involvement in design, implementation, use, and 

management. Because the public is involved at all stages of development and use a 

greater sense of community awareness, involvement, and urgency is understood. 

Economically, pedestrians are good for business. The introduction of sidewalk cafes 

and other places to mingle wil l increase the mix of pedestrians. Calming the streets, 

improving safety and comfort for all users, and softening the interface between cars 

and people wil l encourage more people to make use of sidewalks. This increase of 

pedestrian traffic flow w i l l also increase the opportunity to sell to passing pedestrians. 

Comfort, safety, and security for pedestrians, bicyclists, and other alternate forms of 

transportation support these rationale for work to streets and lanes. Pedestrian, 

bicycle, and other alternative forms of transportation w i l l have a high priority i n 

design solutions. The historic autocentric planning of the concept plan area (i.e. the 

vehicle-to-pedestrian interface zones) has left many areas hazardous and impassable 

for pedestrians, particularly in inclement or wintry weather. The concept plan 

addresses these conditions. By taking steps such as softening aesthetic conditions, 

improving street furniture, and permitting on-street parking, traffic w i l l slow down and 

pedestrian comfort and safety w i l l increase. In turn, the increase of pedestrian comfort 

w i l l contribute to higher passer-by sales and marketing. 

Automobile safety is major secondary rationale for work to streets and lanes. At 

present, one of the most critical areas for traffic accidents is at the intersection of 

Taylor Drive and 54th Avenue. Accidents are typically serious and routinely involve 
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serious injuries and/or fatalities. The root cause of this is an intersection and route that 

is over-built for its need. Indeed, the City has attempted to find solutions for this 

problem. Similar conditions are present at various other intersections. 

Traffic management and calming support the secondary rationale for restrucmrring 

streets and lanes. The type and amount of traffic travelling through the concept plan 

area, particularly along 54th Avenue, requires traffic calming measures. A significant 

proportion of the traffic in the concept plan area is heavy trucks and buses. This 

causes an interface problem between pedestrians and drivers. Restraining traffic is a 

major need. The concept plan area requires several improvements for safer, easier, 

more comfortable, and more convenient pedestrian and bicycle transport. 

Special Note on Laneway Development 

Laneways comprise any corridors or spaces between buildings. The concept 

encourages businesses to locate along laneways and for developers to design 

buildings so that businesses are able to get exposure to laneways. Particularly in 

laneways, the convenience and comfort of pedestrians is very important. Rationale for 

this comes in two ways. Firstly, building owners receive maximum compensation for 

space development and in many cases would be able to use space otherwise 

relegated to storage. Secondly, start-up businesses that cannot afford street exposure 

rates are able to locate in areas that have reasonable to high levels of exposure. In this 

way, the concept protects existing businesses and allows new businesses into the 

downtown. Boutique businesses would include private art galleries, antique and 

collectibles stores, used book stores, coffee shops, etc. 

Definitions 

These definitions are as they apply to this concept plan. The City may opt for other 

terminology and/or definitions. 

• Vehicular Boulevard. A major thoroughfare lined by large trees and giving the 

sensation of magnificent presence. Street furniture, lighting, and other features 

contribute to the sense of pride. 

• Village Road. A local route lined by ornamental scale vegetation. Planters, flower 

boxes, etc. brim with colour and texture. Street furniture, Ughting, and other 

features contribute to a sense of carefree comfort, relaxation, and intimacy. 
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Elements 

Fifty-fourth Avenue from Gaetz Avenue onto Taylor Drive 

• Route reclassified to 

"Vehicular Boulevard." 

(Images 4.39 to 4.41) 

• Access from Fifty-fifth 

Street provided by 

dedicated acceleration 

lane where present entry 

exists. 

• Pedestrian-controlled 

crossing at Fifty-second 

Street. 

• Additional pedestrian-

controlled crossing at new 

"Piper Lane" pedestrian / 

Image 4.39: Example of Vehicular Boulevard concept, after 
vegetation matures. 

bicycle corridor. 

• Landscaping set back 

from roadside edge to 

allow tall growth of trees 

with shorter trees closer 

to property lines. 

Image 4.40: Casual pedestrian traffic enabled by wide sidewalk 
area, security of tall trees, and pedestrian-friendly atmosphere. 

Intersections of Fifty-fourth 

Avenue and Gaetz Avenue, 

Piper Lane, Fifty-second Street, 

and Taylor Drive to receive 

textured surface treatment to 

identify sense of place and 

calm traffic. 

On-street parallel parking 

interspersed with street 

furniture and vegetation nodes. 

Image 4.41: Road width allows four lanes of traffic but 
appears to allow only two. 
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Fifty-third Avenue 

• Route reclassified to 

"Village Road." (Image 

4.42) 

• Access limited to Fifty-

second Street. 

• Reduced speed limits to 

increase pedestrian and 

bicycle safety and comfort. 

• Four-way stop intersection 

management. 

• Landscaping to produce 

canopy over street and 

sidewalks. 

•> Textured surface treatment throughout to identify sense of place and calm traffic. 

• On-street parallel parking interspersed with street furniture and vegetation nodes. 

Gaetz Avenue onto Fifty-first Avenue 

• Landscaping to soften the edge between Downtown West and Greater Downtown. 

•J* Sidewalks improved to allow comfortable pedestrian and bicycle traffic. 

• On-street parallel parking interspersed with street furniture and vegetation nodes. 

• Intersections of Gaetz Avenue and Fifty-fifth and Fifty-second Street Fifty-first 

Avenue and Ross Street to receive textured surface treatment to identify sense of 

place and calm traffic. 

Fifty-second Street 

• Route reclassified to "Village Road." 

• Continued to river as laneway. 

• Reduced speed limits to increase pedestrian and bicycle safety and comfort. 

• Four-way stop intersection management. 

• Landscaping to produce canopy over street and sidewalks. 

• Textured surface treatment throughout to identify sense of place and calm traffic. 

• On-street parallel parking interspersed with street furniture and vegetation nodes. 

Taylor Drive from Taylor Bridge to Fifty-first Avenue 

• Landscaping to soften the edge between Downtown West and Greater Downtown. 

• Sidewalks improved to allow comfortable pedestrian and bicycle traffic. 
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Road Closures 

• Fifty-fifth Street to become dedicated service route between Gaetz and Fifty-fourth 

Avenues. 

• Fifty-fourth Street to close and use the land for inner-city park. 

General Notes on Laneways 

• A l l laneways used as access to building sites w i l l receive pedestrian / bicycle 

improvement features. 

• Frequent landscaping, street furniture, and bicycle racks and lockers w i l l 

encourage and prioritise alternative transport. 

• Building developers w i l l orient reasonable proportions of open spaces, building 

entrance areas, and active window space to encourage and increase shopper 

traffic, visibility, and comfort for pedestrians. 

4.6.2.2 D e d i c a t e d P e d e s t r i a n / B i c u c l e R 

Image 4.44: CPR Bridge Trail Surface 
Conditions. 

Image 4.43: Existing CPR Guideway Trail 
Conditions. 

Rationale 

Socially, unproving pedestrian / bicycle 

routes encourages more use. Developing 

linkages to routes from other parts of the city 

allows more people to enjoy alternative 

forms of transportation. Environmentally, 

more routes allow more people to travel without their automobiles. This cuts down on 

vehicle emissions, toxic runoff, and damage to vegetation. 
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Elements 

CPR Guideway 

The former CPR Guideway remains an 

important route for both pedestrian and bicycle 

traffic. Definition of the route diminishes 

entirely between the Alpha Dairy and former 

American Can of Canada buildings, as does the 

conditions providing comfort for pedestrians 

and cyclists (Images 4.43 and 4.44). Special 

surfacing, landscaping, and definition treatment 

wi l l improve the comfort of the guideway 

through the area to where the route meets Fifty-

second Street. 

Piper Lane and the Fifty-second Street 

Extension 

Similar, surfacing, landscaping, and definition 

treatment as the CPR Guideway wil l connect the 

Piper Lane corridor and the Fifty-second Street 

Extension to the Red Deer River pathway and CPR Guideway route. 

Image 4.45: Example of Improved 
Pedestrian / Cyclist Routes (treatment 
similar to the potential for Piper Lane) 

4.6.2.3 R e s t r u c t u r i n g or Shared B i c y c l e and U e h i c l e Routes 

Rationale 

Initially, the rationale mirrors 

the rationale for dedicated 

pedestrian / bicycle routes. 

Additionally, though, the City 

maintains a specified route 

along Fifty-third Avenue. 

There is very poor route 

separation on Fifty-third 

Avenue. There are also better 

crossing opportunities 

elsewhere and Fifty-third 

Avenue is isolated and often 

clogged by large trucks. 

Consequently many people 

Image 4.46: Improvements Environmental Corridor. To 
withstand harsh Red Deer climate conditions, the textured 

concrete would replace interlocking tiles. 

prefer the informal CPR Guideway route rather than the specified route. 
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Elements 

Fifty-third Avenue 

A dedicated bicycle route is established along Fifty-third Avenue. Proper types and 

extents of signage are installed, as are traffic control devices. Similar, surfacing, 

landscaping, and definition treatment as the CPR Guideway wil l run the length of Fifty-

third Avenue to connect the CPR Guideway with Taylor Drive. 

Fifty-second Street 

A dedicated bicycle route is established along Fifty-second Street. Proper types and 

extents of signage are installed, as are traffic control devices. Similar, surfacing, 

landscaping, and definition treatment as the CPR Guideway wil l run the length of the 

existing Fifty-second Street to connect Fifty-first Avenue with the Fifty-second Street 

Extension. 

Traffic Control Technologies 

Signal loops are often placed i n roadways to streamline the flow of traffic. These loops 

are used to control the speed with which traffic signals change, the emptying of left-

turn bays, and the synchronisation of through traffic. They are programmed to sense 

metal objects within the loop. While they are typically programmed for automobiles, 

they are also programmable for bicycles. Bicycle priority turn signals give the right-

of-way to cyclists. These allow bicycles to make left turns on roadways without 

interfering with vehicles. 

FIGURE 3. DIAGONAL QUADRUPDLE LOOP FIGURE 4. QUADRUPGLE LOOP FIGURE 5. STANDARD LOOP 
• relatively sensitive over whole area • detects most strongly in center • detects most strongly over wires 
• sharp cut-off of sensitivity • sharp cut-oft of sensitivity • gradual cut-off 
• used in shared lanes • used in bike lanes • used for advanced detection 

Figure 4.1: Three types of sensor loop traffic control. (Pinsof and Musser, 1995) 
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4.6.2.4 Riu e r F r o n r Features 

Rationale 

Rationale for riverfront development is environmental, social, and economic. 

Environmentally, the sensitive condition of riparian vegetation means that 

development must be cautious and 

deliberate. By creating too much 

development in a short period, poor 

planning wi l l jeopardise a fragile 

ecosystem. As well, the riverfront 

holds enormous potential for 

environmental awareness and 

capacity building. 

Socially, the riverfront area 

represents the greatest potential for 

development of open space. The 

combination of an existing park-like 

area and several open fields offers 

many good opportunities for park and 

open space development. 

The City of Red Deer owns much of 

the riverfront area and, in most cases, 

keeps structures that do not possess 

critical riverfront needs. In the 

Cannery Row District, however, the 

City does have one facility - one of 

the City's water treatment plants -

that, for at least the present, requires 

riverfront presence. Overall, 

including the water treatment facility, 

the City owns well over three-

quarters of the property adjacent the 

river trail system. In the concept, 

roughly one half of the adjacent property w i l l remain as it is presently - in some state 

of an open, natural condition. Indeed, a very high priority is to ensure that, through 

** Note: The trail "improvements" suggested by these images may lead to consider the removal of 
vegetation in the heavily vegetated riparian zone. Only vegetation in crisis should be 
removed. As well a process of replacement should accompany the process of removal of 
crisis vegetation. These images are meant to illustrate how ground conditions can be 
improved to better integrate human and ecological environments. 
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preservation efforts, numerous future generations w i l l enjoy the woodlot nearest 

Taylor Bridge. 

Economically, the riverfront has property value. A full range of residential and 

commercial development is very plausible in this area. Even with heavy vegetation in 

the Cannery Row district, the riverfront has several areas where development could 

maximise views and vistas. 

Elements 

Environmental Corridor 

• Highest priority area for riparian zone improvements. 

• Highest priority area for ecological interpretive area development. 

• Five Observation and Interpretive Centres: 

> Gaetz Avenue 

> South of CPR Bridge 

> Foot of Piper Lane 

> Foot of Fifty-second Street 

> Taylor Bridge 

• Chessboards (permanent concrete features) wi l l accompany all interpretive areas. 

Architectural features w i l l provide safety from the elements of weather. 

• Protected underpass at CPR Bridge to protect pedestrians and cyclists from falling 

overhead debris. 

• Protected underpass at Taylor Bridge to simulate treatment at CPR Bridge. 

• One water taxi stop: 

> North of CPR Bridge 

• Images 4.47 and 4.48 

The Waskasoo Park (riverfront) Trail through the downtown area is a convenient and 

oft-used exercise route. Still, the facilities along the trail are extremely limited. While 

the demand is for a good linear pathway, parts of the Cannery Row District are 

excellent stretches of the trail along which stationary exercise equipment would work 

well. The concept plan locates two areas for such facilities: in the open field just north 

of Taylor Bridge and in the park area just south of Gaetz Avenue. A potential third site 

is between Fifty-second Street and Piper Lane. 

• Development adjacent the environmental corridor will require special 

consideration of ecological issues. The use of the corridor as a migratory route for 

various species is an important ecological function. Developers w i l l need to 

implement creative, state-of-the art environmental management plans that address 

site layout and urban runoff. Examples of site layout include building designs, 
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footprints, and siting; pedestrian and vehicle circulation patterns; and compatible 

land use. 

• The urban forest block in the study area is comprised of a relatively large stand 

and a smaller attenuated strip. Because of its size, insularity, and functional 

attributes, preservation of the block is very important. One drawback of this stand 

is i n its diversity (though the overall Aspen Parkland characteristic accommodates 

such diversity). 

• In implementing the concept plan, the City should consider several cautions: 

> Rather than rejecting development, the City should exercise caution on how it 

redevelops the area. The City should continue to weigh its accomplishments in 

growth against long-term impacts to, and potential losses of, fish and wildlife 

and natural habitats. Also considering regional impacts in terms of migratory 

routes, etc. is important. "Reductions in biodiversity, natural processes, 

wildlife community characteristics, and ecosystem integrity almost always 

accompanies the loss of habitat" (Dillon Consulting and Strix Environmental 

Consulting, 1998, 19). 

> Consider the interrelationships of species and habitat. Redevelopment should 

be mindful of the interdependencies of species and the environs they inhabit. 

> The abundant presence of one plant species in one area can overshadow the 

lack of the same species in other areas. Various creatures migrate on a daily 

basis, finding shelter i n one area while foraging in another. Therefore, 

eliminating the abundant species may lead to the decline of dependent wildlife 

species. 

> Habitats are often corridors and linkages to other habitats. 

> Rather than seeing urban landscape features as barriers to development, the 

City should see these as assets and opportunities. 

Image 4.49 illustrates the type of trail and observation/interpretation centre 

combination that is possible along the Waskasoo Trail. 
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Figure 4.49: A Trail and Observation/Interpretation Centre Combination Concept. This combination 
allows a trail to continue through an area for those who do not wish to stop. At the same time, the 
sheltered area has seating and other rest opportunities that involve interpretive plaques. The node is 
cantilevered over the water course to allow better observation and afford protection to riparian areas. 
(Paul Bennett with Fred Charles) 

4.6.2.5 Plazas and M e e t i n g P l a c e s 

Rationale 

The importance of plazas and meeting places is social planning. While it is hard to 

"design" community it is important to design places where community is expressed. 

One method for this is providing places for people to meet and exchange views. At 

these places, temporary and/or permanent art-shows, speakers' corners, and 

controlled street vendors are possible. These areas build a sense of community and 

interaction with neighbours. 

Elements 

• Place-in-the-Park meeting area concept for waterfront between CPR Bridge and 

Gaetz Avenue. 

• Meeting area north of former American Can of Canada building. 

• Small plaza at Fifty-second Street junction of Pedestrian / Bicycle route. 

• Chessboards (permanent concrete features) wi l l accompany all plazas and 

meeting areas. Architectural features w i l l provide safety from the elements of 

weather. 

101 



Chapter Four. Concept Plan 

Wherever possible, meeting places and small plazas wi l l give pedestrians and 

cyclists rest, relaxation, and passive recreation areas. 

Image 4.50: Example of Place-in-the-Park Concept. This bench 
is located above a three metre bluff overlooking Vancouver's 
False Creek. Screening is provided on all but one side. 

4.6.2.6 

Rationale 

Towne Square C o n c e p t 

The Towne Square Concept is rationalised by 

environmental, social, and economic reason. 

Environmentally, a compact area allows 

compact residential and commercial 

development. This means that numerous 

services are available in an intensive area. 

Among others, sprawl and the reliance on the 

private automobile are reduced. As well, 

community gardens and recycling programmes 

are easier to establish. Socially, people 

interacting in a compact environment are more 

able to establish personal support networks. 

Neighbourhood watch programmes are also 

easier to establish, as are CPTED programmes. 

Economically, a compact environment creates the basis for a robust economy. Many 

practitioners are recognising the need for holistic development i n downtown 

revitalisation. 

Image 4.51: Example of permanent 
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Image 4.52: This collage of images shows how 
a Towne Square can accommodate a vast 
array of needs, lifestyles, and social activities. 

Elements 

The concept for the Cannery Row District 

calls for an urban Towne Square concept 

clustered at the intersection of Fifty-third 

Avenue and Fifty-second Street. The Towne 

Square concept is an adaptation of the urban 

village concept, wherein nearby residents are provided with various essential goods 

and services. 

Image 4.53: Model of a Towne Square. This example shows 

how a compact area can provide opportunity for interaction 
and community building. (Ekistics Town Planning Inc.) 

On three of four corners, 

redevelopment wil l include a 

mix of residential and 

commercial land use, with 

artisan workshops for those 

whose activities do not present 

a nuisance to potential 

residents. The fourth 

(Southeast) w i l l retain Real 

Canadian Superstore. 

According to Roseland (1997), 

an urban village concept differs 

extensively from other types of 

downtown redevelopment concepts. Adapting the Roseland definition of an urban 

village, the Towne Square w i l l include many urban village characteristics. 
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1. Mixed land use, with 

commercial offices and 

shops on main spines, 

surrounded by residential. 

2. High densities. 

3. Considerable landscaping 

including rooftop and 

balcony gardens. 

4. A mixture and 

accommodation for the 

needs of various housing 

type, tenure, and family 

composition. 

5. Extensive provision for 

children in good view of 

dwellings. 

6. Community faculties such as 

libraries, child-care, senior centres, and a community garden. 

7. Pedestrian links to convenient and safe parking (underground or on-street). 

8. Public spaces with strong design features (water, street furniture, playgrounds, 

etc.) 

9. A large degree of self-sufficiency for the community. 

Image 4.54: Mixed Use Residential/Commercial Towne 
Square Model. In this view, the boulevard in the 
foreground is similar to the anticipated treatment along 
54th Avenue and Taylor Drive. (Ekistics Town Planning 
Inc.) 

The village concept wil l 

form a distorted and 

elongated + shape, with 

mixed-use development 

occurring on the west side 

of Fifty-third Avenue south 

of Fifty-second Street and 

on the east side of Fifty-

third Avenue north of 

Fifty-second Street. 

Artisan activities of more 

industrial nature wi l l 

locate in what is currently 

the Alpha Dairy facility 

along Gaetz Avenue. This 

structure is capable of 

accommodating numerous types of artisan efforts as well as providing temporary and 

Image 4.55: Towne Square at Night. The image shows how the 
Square might interqct with shadows and artificial light. (Ekistics 
Town Planning Inc.) 
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permanent lodging facilities. As well, the Gaetz Avenue-facing portion of the structure 

is ideally suited for artisan boutiques. 

Currently, between Piper Lane and Fifty-fifth Street is a series of low-scale industrial 

activities. The natural terrain is ideally suited for a playing field, such as ballparks, 

soccer fields, etc. The advantage of locating such a facility in the downtown is twofold. 

Firstly, it provides the obvious asset of a recreational facility in the downtown, very 

near the business centre. The added benefit is a field that the City can use for out-of-

doors civic functions. The park would have excellent access from all means of travel, 

excellent visibility from a l l areas within the downtown and near surrounding areas, 

and a nearby suitable supply of parking (Real Canadian Superstore). 

4.6.2.7 Tor Lots and Inner City Park/Ball Field 

Rationale 

Social planning is the major 

rationale for parks and 

playgrounds. A secondary 

rationale is economic planning. 

Firstly, parks and playgrounds 

invite interaction. This creates 

awareness amongst community 

members of each other's needs 

and self-worth. By facilitating 

interaction, social planning 

improves quality of life indicators. 

Economic planning is also a part of 

the rationale. By creating areas of 

recreational activity, a city is also 

able to create linkages to 

restaurants, shops, museums, street vendors, etc. 

Elements 

Parks and Playgrounds 

An interview with one Red Deer planner revealed that the Downtown West is sadly 

lacking in passive and active parks. There is no safe place for mothers to take children 

for running and playing. Without any implementation of this concept, practical and 

convenient places for tot lots exist in two locations. The first location is in the park at 

the former Canadian Pacific Railway Bridge. The second location is in a moderate-size 

field north of the Taylor Drive Bridge. The second option would require some 

Image 4.56: Example of an Inner-city Park. This park 
is about the same size as the one proposed, although 
mature trees shade half the overall area. The park also 
includes a tot lot. 
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landscaping and buffering work, as well as a small parking facility. Playground 

equipment and various modifications are necessary at both sites. 

The same interview identified the need for recreation area life cycling. Increasing 

residential development necessitates increasing recreational opportunities. As the 

area currently does not have a respectable park area, one is provided at Fifty-fifth 

Street and Fifty-Third Avenue. This recreational area wi l l include an outdoor 

lacross/hockey box, soccer and football field, recreational ball diamond, picnic and 

bandstand and grassy field, and tot lot. Still, the recreational area w i l l retain flexible 

enough to allow changes in facilities for changes of demographics. 

4.6.2.8 Parking Supplg 

Rationale 

Innovative handling of parking 

supply has both economic and 

environmental rationale. A l l 

commercial activities require 

parking for their patrons. For 

small-scale, low intensity 

commercial land uses on-street 

parking suffices. However, for 

larger commercial land uses off-

street parking is necessary. 

These uses often include at-grade 

open parking facilities. Such 

single-use facilities are often 

wasted spaces. Subdivision of vast, under-utilised hard surface parking lots could 

provide not only covered, 

heated, secure parking, but 

could allow other businesses 

an opportunity for 

involvement in the concept 

plan area. As well, sharing of 

parking creates a more 

efficient and sustainable 

solution to land use. 

Environmentally, covered parking controls harmful runoff conditions. Leaking motor 

oi l , transmission fluid, radiator coolant and other automotive chemicals create serious 

Image 4.57A: Adaptation of a Warehouse Building for 
Surface Parking. Shops surround the parking garage 
core of the structure. 
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toxic conditions. When these chemicals mix with rainwater they increase runoff 

contaminants. By parking vehicles under cover, the mixing process is reduced. As 

well, on certain concrete surfaces, cleaning is possible to prevent chemicals entering 

storm drains. Additionally, the use of filtration devices further reduces the potential 

for harmful runoff conditions. 

Elements 

Providing much of the excess parking supply for the urban village w i l l come from the 

Real Canadian Superstore parking lot. Space for smaller covered lots is available in 

other areas as well. 

4.6.2.9 Heritage Resource Management (HRM) 

Rationale 

The rationale for Heritage Resource 

Management (HRM) is economic and 

social. However, in HRM the 

economic and social rationale is so 

tightly interwoven that discussing 

them independently is very difficult. 

In terms of heritage resource 

management, keeping a structure in 

use is critically important to retaining 

the heritage resource. By re-using 

older structures two purposes are 

ideally served. Firstly, the public is 

shown that the resources of the past 

are useful resources for the present 

and future. This fulfils the spin-off 

objectives of encouraging the public 

to identify and adopt other unlisted 

heritage resources and dissuades the 

public from declassifying and 

demolishing current listed resources. 

Secondly, reuse of structures adds to 

the structures' heritage and real 

estate values. In the first place, a 

structure's heritage value is often 

measured in how the structure was used over time. The more diverse its use, the more 

vested interest the community has of its heritage. This is particularly true of a smaller 

4.58: This Playful Commemorative 
Post/Bollard at the entrance to the carousel 
at Central Park in New York City explains 
the heritage significance of the carousel. 
The added benefit of this post/bollard is its 
use as a tot lot additive. 
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community where many people can identify the periods of use. In the second place, 

reuse of a structure often means upgrading and conforming to current construction 

and use standards. By investing in sprinkler and other technologies, a structure's 

actual value increases, thus reducing the likelihood of an unnecessary and earlier 

demise. 

Elements 

The former CPR Station w i l l remain i n its current place and use. Pending the 

operational and use decisions by the current owners of the Alpha Dairy plant, 

renovation of the plant wi l l enable a new use. Renovation of the former American Can 

of Canada plant (now A&B Sound, mall, and casino) w i l l embody more of the original 

structure's heritage value. If the City deems relocation of the water treatment plant 

necessary, refurbishment and restoration of the original structure wi l l embody the 

structure's heritage value. Additional structures w i l l remain for reuse and to display 

the value and evolution of the facility. 

In order to contribute to sense of place, designs for street furniture, lamp standards, 

street vegetation, etc. w i l l embody industrial heritage elements (i.e. sheltered bus 

stops w i l l have roofes made of moulded fibreglass/aluminium in the shape of milk 

truck tops). 

4.6.2.10 Mixed Development 

Rationale 

Socially and economically, creating an area of controlled mixed-use contributes to an 

atmosphere of vitality and energy. Especially at gateway areas, demonstrating this 

type of energy encourages people to stop and participate in commerce and social 

activities. 

Elements 

Mixed-use residential and commercial development w i l l occur along Fifty-fourth 

Avenue from Piper Lane to Taylor Drive. However, to buffer noises from Taylor Drive, 

only commercial development occurs directly adjacent Taylor Drive. Part of this 

commercial land, the area west of Fifty-fourth Avenue, w i l l result from the relocation of 

the transformation station. 
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j | ti#t«VCW.-w-:s Centre 
JOO j ft&A PUm 

Re»nkol( Landing Distiict La»J - Use Concept Plan Crawl. T-i£ j 

'jKlU. • : 2300 

109 



Ckapter Four: Concept Plan 

Image 4.60: The effect of Variation in 
Towne Square/festival Area 
Development. 

4.6.3.1 S t r e e t s anJ Lanes 

As with the Cannery Row District, 

pedestrian, bicycle, and other 

alternative forms of transportation 

w i l l have highest priority in design 

solutions. 

Rationale 

For a discussion on rationale, 

please refer to the previous 

section discussing changes to 

streets and lanes. 

Elements 

Taylor Drive 

• Route reclassified to "Vehicular 

Boulevard." 

• Access routes do not change. 

• Pedestrian-controlled crossing 

at Forty-eighth Street. 

• Landscaping along edge of 

berm to allow tall growth of trees. 

•> Boulevard treatment along 

centre of Taylor Drive. 

West sides of the intersections of Taylor Drive 

and Forty-seventh and Forty-fifth to receive 

textured surface treatment to identify sense of 

place. 

• Reduction of speed. 

• Shortening of access ramp from Taylor 

Bridge to Taylor Drive South 

Forty-seventh and Forty-fifth Streets and Fifty-

fourth Avenue 

• Routes reclassified to "Village Road." 

• Access does not change. 

• Reduced speed limits to increase pedestrian 

and bicycle safety and comfort. 

• Four-way stop intersection management. 
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• Landscaping to produce canopy over street and 

sidewalks. 

• Textured surface treatment throughout to 

identify sense of place and calm traffic. 

• On-street parallel parking interspersed with 

street furniture and vegetation nodes. 

Road Additions/Extensions 

• Michener Drive: an extension of Fifty-fourth 

Avenue north to join Forty-ninth Street. 

Michener Drive continues over Forty-ninth 

curving down to Forty-seventh Street. 

• Love Lane: a spur south from Michener Drive to 

Forty-seventh Street. 

General Notes on Laneways 

• A l l laneways used as access to building sites w i l l 

receive pedestrian / bicycle improvement 

features. 

• Frequent landscaping, street furniture, and 

bicycle racks and lockers wi l l encourage and 

prioritise alternative transport. 

• Building developers w i l l orient reasonable 

proportions of open spaces, building entrance 

areas, and active window space to encourage 

and increase shopper traffic, visibility, and 

comfort for pedestrians. 

4.6.3.2 Restructuring oF Shared 

B i c y c l e and V e h i c l e Routes 

Rationale 

For a discussion on rationale, please refer to the 

previous section explaining shared bicycle and 

vehicle routes. 

Image 4.61: General conditions for 
laneways 

Image 4.62: Possible type of 
surface treatment to separate 
pedestrians from bicyclists 

Elements 

Although there are no purely dedicated pedestrian/bicycle routes in the Reinholt 

Landing District, the concept anticipates the continuation of Forty-seventh Street 
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across the river in the form of a pedestrian bridge. As well, the concept anticipates a 

level pedestrian-controlled crossing of Taylor Drive at Forty-eighth Street. 

4.6.3.3 Riverfront Features 

Rationale 

Image 4.63: Concept of a waterfront access area for various 
purposes including water taxis, faux showboats, and cultural 
events. Modifications would prevent harmful interaction between 
people and habitat. 

The riverfront area 

represents the greatest 

potential for 

development of open 

space. This is a social 

rationale. The City of 

Red Deer owns much of 

the riverfront area and, 

in most cases, keeps 

structures that do not 

possess critical 

riverfront needs. 

Particularly with the 

Municipal Works Yard, 

the City occupies land 

whose value is poorly 

utilised. 

Overall, the City owns 

well over three-

quarters of the 

property adjacent the 

river trail system. In 

the concept, much of 

the land wi l l change 

use. Indeed, a very 

high priority is to 

ensure that, through 

design efforts, 

numerous future 

generations wi l l enjoy 

activities on the plaza 

adjacent the river. 

Image 4.64: This plaza in Winnipeg shows the flexibility of an 
amphitheatre for year-round enjoyment. 
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The Waskasoo Park (riverfront) Trail through the downtown area is a convenient and 

oft-used exercise route. Still, the facilities along the trail are extremely limited. The 

Reinholt Landing District contains an area on its southern-most edge that is ideally 

suited for stationary exercise equipment. 

Elements 

Environmental Corridor 

• Highest priority area for 

festive plaza concept. 

• Highest priority to find 

ways for blending 

development with 

environmental 

preservation. 

• Highest priority area for 

sale and conversion of 

City-owned land. 

• One Observation and 

Interpretive Centre: 

> Foot of Forty-seventh Street 

> Chessboards (permanent concrete features) w i l l accompany all interpretive 

areas. Architectural features w i l l provide safety from the elements of weather. 

• Protected underpass at Taylor Bridge to simulate treatment at CPR Bridge. 

• Two water taxi stops: 

> Foot of Forty-fifth Street 

> South side of Taylor Bridge 

• Plaza gateway feature at south 

end of new plaza. 

• Linear path continuation south 

of Forty-fifth Street: 

> Development of stationary 

exercise equipment 

Environmental Preservation at 

Plaza/Landing Rationale and 

Concept 

The rationale for preservation is 

largely environmental. Creating a 

festival area does not require total 

elimination of environmental 

Image 4.65: Protected underway of railway trestle, New 
Westminster. British Columbia. 

Image 4.66: Example of a cantilevered promenade. 
Modifications to the design would include a vegetated 
shoreline. 
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value. The Department of Fisheries and Oceans (DFO) has written guidelines for 

development in riparian areas. One guideline deals specifically with hard surface 

development in riparian zones, and states that where development w i l l impact riparian 

zones, developers should find ways to mitigate the impacts. In keeping with the spirit 

of this guideline, a boardwalk promenade area w i l l cantilever the bank with enough 

distance to allow revegitation and natural stabilisation of the riverbank. As well, the 

cantilever w i l l be great enough to allow ground nesting and other low-uving species. 

Additionally, for birds that nest in higher areas, landscape architecture wi l l create 

areas along the promenade suitable for nesting, food, cover, and other activities. 

The development of a major landing in this area poses human-integration challenges. 

People w i l l make use of the waterfront. This may alter various migratory patterns and 

routes. To maintain the corridor characteristic for larger species, hard-edged 

development w i l l terminate well back of the water's edge. Still, any time that humans 

can access environmentally sensitive areas, there is a concern for harmful interactions 

with helpless creatures. To prevent inadvertent negative human impact with small 

and/or nesting species, a buffer composed of landscaped and solid elements wil l 

mask the area beneath the cantilevered promenade. 

These features will provide for habitat and also for environmental awareness building. 

The rationale is also partially social, mvolving the public in awareness and 

stewardship projects creates a sense of ownership. This sense of ownership of a 

community asset leads community members to keep aware of the changes in their 

community. In so doing, the ownership creates interaction between community 

members that fosters further growth. 

4.6.3.4 Plaj.iv and Meeting Places 

Rationale 

The importance of plazas and 

meeting places is social 

planning. While it is hard to 

"design" community it is 

important to design places 

where community is 

expressed. One method for 

this is providing places for 

people to meet and exchange 

views. At these places, 

temporary and/or permanent 
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art-shows, speakers' corners, and controlled street vendors are possible. These areas 

build a sense of community and interaction with neighbours. 

The major plaza in the Reinholt Landing District ties directly to the environmental 

corridor; thus it is required to service a complex pallet of requirements. The 

environmental corridor w i l l accommodate and support a variety of summer and winter 

activities such as walking, jogging, cycling, in-hne skating, skiing, and snow shoeing. 

In turn, the plaza must provide staging, terminating, and layover spaces for these 

activities. The City of Red Deer also has a need for a downtown area that can 

accommodate large outdoor gatherings. Already, such areas as Bower Ponds / Great 

Chief Park cannot handle the crowds associated with Canada Day festivities. The City 

is turning to the plaza as a support venue for its public affairs. Finally, the proximity 

and orientation of the plaza to the Red Deer River makes the area a natural and ideal 

observation and interpretation space for riverine ecosystem functions. 

To maintain safety for all those who use the plaza and environmental corridor, the 

concept plan uses surface textures, vegetation, grade separations, signage, bollards, 

and lighting to differentiate spaces. The level of the pedestrian boardwalk is slightly 

lowered from that of the plaza. A series of planers separates the two areas. Bollards, 

curbs, and chains partition the two linear spaces. Additionally, seating areas obstruct 

the easy linear movement of bicyclists, in-line skaters, etc. 

During the summer, a floating dock will allow the implementation of a river taxi 

system. This system w i l l link with the regularly scheduled transit services. 

Elements 

• Central Plaza on the 

former Works Yard land 

> A very large space 

for public open-air 

gatherings 

> Various structures to 

support year-round 

activities on the 

plaza 

> Oriented directly to 

riverbank with an 

architectural system 

that steps down to 

waters edge and allows people to relax on stairways and landings 

Image 4.68: The heavy vegetation conceals Sam's Deli's outdoor 
eating area. The concept can be used to shroud numerous 
intimate meeting niaces. 
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> A faux-riverboat stage for summertime riverfront performances 

> Numerous seating areas, a fountain, public art, festival lighting 

> A balance of grassy areas as well hard surfaces 

> Semi-permanent tour- and private-boat moorage 

• Place-in-the-Park meeting area concept for waterfront south of Forty-fifth Street. 

• Small entry-point plazas at the intersections of Fifty-fifth Avenue and Forty-fifth 

Street and Fifty-forth Avenue; and at Taylor Drive and Forty-seventh Street. 

• Chessboards 

(permanent concrete 

features) wi l l 

accompany all plazas 

and meeting areas. 

Architectural features 

w i l l provide safety 

from the elements of 

weather. 

• Wherever possible, 

meeting places and 

small plazas wi l l give 

pedestrians and 

cyclists rest, 

relaxation, and 

passive recreation areas. 

4.6.3.5 I c\11u.11 A r e a C o n c e p t 

Rationale and Elements 

Support for this concept 

element is social, economic, 

and political. 

The concept for the Reinholt 

Landing District calls for a 

festival area concept. There 

are two major features of this 

festival area concept: a hotel 

and conference centre and a 

major entertainment zone. 

Red Deer's mid-way location 

between Edmonton and 

Image 4.70 & 4.71: Granville Island, British Columbia. Re
use of an industrial area for a festival area. 

Calgary, its growth as a conference centre and mid-province business hub, its lack of 
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facilities along the river, and 

its natural assets of an 

attractive river valley suggest 

that a small hotel with modest 

conference facilities would 

succeed in this environment. 

The concept plan places such 

a facility at the foot of Forty-

seventh Street, oriented 

toward the river, but not in 

such a way that it blocks the 

free movement of pedestrian 

traffic on either Forty-seventh 

Street or the Waskasoo Park 

Trail. The second major feature - an entertainment zone - is located along the eastern 

edge of the former Works Yard and adjacent the berm. The zone features the 

extension and reorientation of an existing movie house and additional various 

restaurants, a smaller theatre, and boutiques. There is also the possibility of live 

theatre. This area is not, however, an "Electric Avenue." The intent is to create an 

area of cultural expression and activity. 

Between the entertainment zone and the hotel is a large mixed-use residential and 

commercial area using at least one of the existing Public Works buildings as a parking 

garage and commercial structure. 

South of Forty-seventh Street are three existing major land uses: a business park, a 

self-storage facility, and a gas utilities facility. The business park w i l l expand to 

include land currently held by various industrial interests. This w i l l also include 

higher-end residential development. On the Northwest corner of Fifty-fourth Avenue 

and Forty-seventh Street is a self-storage facility occupying an industrial heritage 

structure. Both the structure and the use w i l l remain. Next to this to the west is a gas 

utilities company, also occupying an industrial heritage building. The structure, too, 

w i l l remain, though its use may change. East of Fifty-fourth Avenue w i l l remain 

commercial to buffer traffic sounds from Taylor Drive. 

The south side of Forty-fifth Street allows the greatest experimentation with residential 

development. Along Forty-fifth Street is currently a series of one and two floor, cinder-

block light industrial structures, including the Red Deer Electric Light and Power 

maintenance facility. Removal of these structures w i l l allow high-end residential 

development. 

Image 4.71: Adaptive re-use of a heritage building. A 
warehouse becomes the False Creek Community Police 
Station. 
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4.6.3.6 P a r k i n g Supplg 

Rationale 

The rationale is the same as for the previous concept on parking. 

Elements 

Providing much of the excess parking supply for the festival area w i l l come from 

faculties on the former Public Works Yard and the mixed-use residential-professional 

development along Forty-fifth Street. 

Image 4.72: A Retrofit of the Public Works Building could produce parking 
and would save this industrial heritage structure. 

4.6.3.7 Landmark 

Rationale 

The landmark element is based on social and economic rationale. In the first place, a 

landmark gives sense of place, which is important to developing a sense of 

community. Landmarks root people i n their community, they give people the ability to 

identify themselves and others by the presence and nature of their landmark. Some 

landmarks are idyllic in nature, giving people aspirations of themselves and their 

community. 

In the second place, a landmark is often a beacon and magnet to others. New York 

City's Empire State Building is as much a revenue generator as it is landmark. 

Vancouver's Granville Island Public Market is similar; as is Drumheller, Alberta's 

Royal Tyrell Museum. A l l of these places are landmarks by which people identify their 

community and revenue generators to which spin-off businesses can link their 

operations. 
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Elements 

The concept includes a 

landmark in the form of 

a small pavilion. Three 

purposes drive the 

development of a 

pavilion. In the first 

place, the large plaza 

requires an 

architectural form to 

return a human scale to 

the concept. The 

pavilion tastefully Image 4 73. Thjs Landmark in the Company Gardens in Cape Town 

breaks up a South Africa illustrates the serenity that can accompany places of 

monotonous open 1 symbolic identification. 

space. In the second place, the pavilion feature provides a place to keep public 

washrooms, winter warm-up facilities, a concessions stand, and limited storage space. 

In the summer time, the pavilion is useful as a place to keep an informal patio food 

service. 

4.6.3.8 H e r i t a g e Resource Man 

Rationale 

The rationale for HRM in this concept is 

the same as for the previous HRM 

concept. 

Elements 

Several older structures embodying the 

original industrial heritage of the 

Reinholt Landing District remain in use. 

For example, the Red Deer Public Works 

Yard building is a cinder block 

structure, typical of the architecture and 

materials of its period of construction. 

Similarly, the ATCO Utilities building 

and its neighbouring Sentinel Storage 

facility are typical of their era of 

construction. A l l three structures have 

merit in telling the "story" of this area's 

gement (HRM) 

Image 4.74: Example of Industrial Heritage 
being re-used as a landmark and landscape 
icon. 
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initial development; al l three are retained for similar or other uses in the concept. 

Further, surrounding the Public Works Yard building is a series of gracious trees. 

These are also retained to illustrate the transformation of the general concept plan 

area. 

In order to contribute to sense of place, designs for street furniture, lamp standards, 

street vegetation, etc. w i l l embody industrial heritage elements (i.e. sheltered bus 

stops wi l l have roofes made of moulded fibreglass/aluminium in the shape of front end 

loader buckets). 
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4.7 R E D E V E L O P M E N T L A N D USES 

4.7.1 R e s i d e n t i a l 

The goal is to develop a stock of residences that achieve three types of mix: density, 

income, and tenure. Further, the downtown should not become an area for singles or 

married couples without children. In fact, a substantial portion of the downtown 

redevelopment should cater to families with children. To that end, the concept 

recommends the following mixes: 

1. Densities 

> Medium Density (75%) 

> High Density (25%) 

2. Income 

> 1/3 Low Income 

> 1/3 Medium Income 

> 1/3 High Income 

3. Tenure 

> 1/3 Rental 

Housing 

> 1/3 Co-operative 

Housing 

> 1/3 Private 

Ownership 

Housing 

Density, income, and 

tenure do not perfectly 

translate to the number 

of families with children. 

In order to achieve a 

healthy and sustainable 

mix of families, a minimum across board development is thirty-percent family-

oriented housing. Developers should not place the thirty-percent entirely in one 

category of mix, but should strive to distribute the percentage evenly. Finally, while 

pairing types is good, focusing types is problematic. Developers should not create 

ghettos of specific types of housing. To place all high-density, low-income, rented 

housing in one corner of the redevelopment will stifle the fundamental core of the 

concept: integration. One highly effective location for high-income housing is along 

the base of the escarpment on Forty-fifth Street. Along here, a mix of medium- and 

high- density housing wi l l work well. 

Image 4.75: To the casual observer, there is little to indicate that the 
foreground homes are low income, family housing. 
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Image 4.76: A High-Density Street Facade. Varied styles, 
colours, setbacks, etc. mean that the street retains an 
atmosphere of individuality. (Ekistics Town Planning Inc.) 

Achieving these goals will 

require the City to revise its 

land use policies for the 

Downtown West and wil l 

need to provide incentives 

for inner-city residential 

development. Berridge, 

Lewinberg, and Greenberg 

(1991); Allester (1992); 

Lewinberg (1993); and 

Greenberg and Lewinberg 

(1996) give excellent 

critiques on redevelopment 

in the inner city. In 

particular, Lewinberg (1993) 

argues that "redevelopment must add to, not detract from, the quality of the city and, 

hopefully, become a focus for its community" (13). Allester (1992) contends, as in a 

redevelopment project in 

Toronto, that perceptual and 

not environmental or physical 

constraints are the most 

significant challenge in 

redevelopment. In his study, 

Allester determined that 

respectful redevelopment 

could promote and contribute 

to ecological rehabilitation. 

And Bourne (1993) in a largely 

critical piece on 

reurbanisation suggests that 

while the challenges are great, 

there is, nevertheless, the chance that reurbanising the downtown may lead planners 

to satisfy the need for integrative planning and the value of planning for sustainable 

cultural and social diversity. 
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Image 4.78: Luxury and Low Income Condominium 
Development. 

4.7.2 C o m m e r c i a l 

The present C-1A designation that covers most of the Downtown West is problematic 

in several ways. Firstly, maximum capacity (60 persons) in certain instances is far too 

restrictive. For example, a food service facility, on the basis of four seats per table, 

Image 4.79: A Compact Commercial Area forces exposure to the street 
level. 

would reach its maximum with fifteen tables. Fortunately, however, the regulations on 

signage, building height, and site development are flexible enough to allow a wide 

variety of experiences. 

In the area of permitted and discretionary uses, focus and priority appear to suffer 

certain weaknesses. The general purpose of this area is to "facilitate the development 
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of a unique area of land uses" (6-10). However, the breadth of discretionary uses 

confounds the task of creating a cohesive atmosphere. Although the concept plan 

makes suggestions for types of land use, the City must determine the flair within the 

spectrum of land uses the City wishes to attract to this area. 

Street and pedestrian orientation of development will continue throughout the concept 

plan. In support of such an objective, highest priority for development approval w i l l 

apply to any retail or other commercial land use whose primary focus is servicing the 

needs of local residents and businesses. Also, commercial enterprises that connect 

the public with outdoor activities w i l l receive higher priority status than similar 

activities that limit or exclude outdoor activities. The following general features are 

preferred characteristics of development proposals and w i l l result in a higher 

approval priority: 

• Mixed-use rather than single-use proposals. 

• Varied building facades. 

• Awnings, overhangs, canopies, arcades, or other architectural and/or landscaping 

features that protect pedestrians from weather. 

• Upper floor walls that have significant proportions of non-glass surfaces. 

• Upper floor development that, if facing a laneway, courtyard, plaza, or any other 

types of public open space maintains design coherence with all exposed sides of 

the same structure. 

• Upper floor walls that incorporate bay or bow windows. 

Still, the concept plan is not intended to promote highly prescriptive design and 

development guidelines. The intended outcome is an organic growth programme of 

development. 

4.7.3 Industrial and Professional 

1.1. S.\ I n d u s t r i a l 

The Downtown West's heritage is inextricably connected to industrial land use. The 

structures encouraged and left by the railway, the dairy, the water treatment plant, and 

the Public Works Yards are indelible reminders of how this area evolved. It is 

impossible to associate the area with any redevelopment that does not celebrate past 

industrial activity. 

The current land use is largely industrial of some intensity, ranging from very light to 

quite heavy in nearby surrounding areas. Additionally, many of the businesses 

(including those that are not industry) rely on truck traffic to supply their operational 
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needs. Various businesses also operate heavy vehicles to make deliveries. Numerous 

businesses are exclusively heavy-vehicle oriented. 

At the same time, many of the current industrial land uses involve noxious and 

environmentally damaging processes (i.e. auto dismantlers, auto body shops, etc.) 

These uses have located in the Downtown West for various reasons, but remain 

because they meet the minimum standards prescribed in the City's permissive land 

use bylaw. These uses by-and-large do not promote an image the concept plan 

envisages. 

A third grouping of industries is closer to service based. These businesses are small-

scale and offer consulting, warehousing/distribution, and light manufarturing services. 

Such businesses are clean industries and are preferred in the concept. 

The concern expressed by reviewers of the concept, that it would displace businesses, 

is significant to the success of this concept. The concept addresses the concern in 

several ways. As noted earlier, staging of the concept w i l l proceed over numerous 

years. Within that time it is very likely that some businesses wi l l naturally conclude 

operations. Other businesses, outgrowing their current facilities, w i l l move to new 

quarters in areas outside the downtown. As these properties, for whatever reason, 

become vacant, the City would move to acquire them for temporary ownership. 

During the period of acquisition, the City may elect to sell for redevelopment or retain 

for redevelopment later. If the latter instance is preferred, the City may allow tenants 

on the grounds that ultimately redevelopment of the properties w i l l occur. 

In several cases, particularly in the Reinholt Landing District, businesses are 

encouraged to remain; the concept plan specifies some industrial activity must 

continue. Also, part of the concept calls for the re-use of structures (particularly 

heritage) as more intensive industrial activities. Subdividing of larger buildings no 

longer viable in their original form w i l l provide space for a host of small businesses. 

Further, the concept urges the City to recognize its responsibility to small business 

during the build out of this concept. During the time when land values increase, it is 

possible that businesses w i l l face property rate increases that restrain real profits. The 

concept recommends that the City keep individual property rates at their pre-project 

levels until such a time that the property sells to a developer. At that time the rate w i l l 

increase to reflect its true property value. 

A type of civic protection is also greatly needed. Businesses that rent space may find 

landlords considering rental rate increases to encourage tenant vacancy and site 
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redevelopment. The City needs to move to protect susceptible and valuable 

businesses from being evicted to satisfy landlord interests. 

Finally, some businesses, for no reason connected to the redevelopment, will move 

out of the area. 

4.7.3.2 ProF c. \ v i o n ii 

In the Reinholt Landing District, a relatively small but important area contains a 

professional / business park. The importance of preserving this space is various. 

Firstly, professional activities 

are increasingly becoming 

the dominant vocational 

influence in the Reinholt 

Landing District. This wi l l 

continue to fuel investment in 

the area. Secondly, the 

location of the hotel and 

conference facility is 

strategic from the point of 

servicing the professional / 

business park. As well, the 

anticipated restaurant and 

casual meeting environment 

is well suited to catering to a 

professional clientele. 

Access to the Greater 

Downtown, outlying 

suburban areas, and Number 

Two Highway is convenient. 

Finally, the residential 

component of the concept for 

this area stresses medium to 

high-income housing, a mix 

ideal for supplying the labour to drive the expansion of a professional/business park. 

Elsewhere in the Cannery Row District, professional businesses are enjoying good 

exposure and satisfactory working conditions. These factors will continue as the urban 

village more fully evolves in practice. 

Image 4.80 & 4.81: Office Buildings. Business park 
architecture need not be uninspired concrete boxes. These 
New Jersey examples more closely resemble grand estate 
homes than full service light industrial and professional 
offices, production areas, and warehousing and distribution 
operations. (Grandover Office Park) 
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Grant (1996) likens this type of land use mix to improving integration and the 

"sustainability of built and natural environments" (21). She argues that, i n the same 

way that planners are open to mixed-use commercial and residential development, 

planners must also embrace diversity in planning areas of vocation. For example, 

locating a combination of commercial, light industrial, professional, and residential 

uses along a greenway produces "a mixed-use activity node with many of the 

characteristics of dynamic communities and ecosystems" (21). Grant notes that in the 

United States, this concept is attracting substantial investment. 

4.7.4 Industrial Heritage Resource Management 

Apart from the structures already inventoried for heritage importance, several further 

structures and areas are recommended for their importance. These structures are 

important for their early role i n defining the character of the Downtown West. 

Unfortunately, all of the structures and areas of the structures and areas in the current 

inventory occupy land in the Cannery District of the Downtown West, with no 

indication of industrial activity in the Reinholt Landing District. Therefore, 

preservation of these structures and areas is important to 1) unite the industrial 

heritage of the entire 

Downtown West, and 2) 

to sustain the industrial 

heritage of the 

Downtown West after 

redevelopment 

concludes. A thorough 

examination of each 

structure and area is 

important for proper 

inventorying. 

Image 4.82: The Former CPR Station, now an architects' firm as 
well as other uses. 
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Structures 

1. Red Deer Public Works Yard Building 

> c. 1950s 

> First structure in the Red Deer Public Works Yards. 

2. Alberta Government Telephone (AGT) Distribution and Maintenance Facility 

> c. Early 1960s 

> Last remaining former AGT structure in the Downtown West. 

3. Atco Gas Administration, Distribution, and Maintenance Facility 

> c. Mid-1960s 

> First Northwest Utilities Corporation structure in the Downtown West. 

4. Initial Red Deer Water Treatment Facility 

> c.1930s 

> First permanent water treatment facility in the Downtown West. 

5. American Can of Canada Corporation 

> c. 1950s 

> Industry supporting Red Deer's importance to the Central Alberta Dairy 

industry. 

Areas 

6. CPR Right-of-Way at Alpha Dairy Plant 

> Last remaining remnant of the CPR presence in the Downtown West. 

7. Rows of Trees at Red Deer Public Works Building 

> Documentation unknown for why and by whom these two well-organised rows 

of trees were planted, and why they survived the development of the Public 

Works Yards. 

Redevelopment of the 

Downtown West must not 

lead to the destruction of 

these Downtown West 

industrial heritage artefacts. 

4.7.5 Hospitality 

Hospitality pertains to the 

location of a hotel and 

conference centre along the 

river. This is not a large 

facility. The purpose of the 

hotel is to serve as a support 

Image 4.83: The hotel facility should not exceed the size of 
the Granville Island Hotel. 
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facility to the professional / business park. As such, the hotel w i l l have limited rooms, 

but wi l l provide a slightly higher level of service than the large hotels on the Southern 

periphery of the city. 

The conference centre is, like the hotel, not intended to be a large structure. In some 

respects, the facilities and rooms it offers are similar to what a business traveller would 

find in the executive centre of a large metropolitan hotel. In its capacity, the 

conference centre wi l l serve two purposes. 

Firstly, the largest rooms will ably accommodate small receptions for weddings and 

other celebrations. Community, religious / church, and social groups are welcome to 

reserve these rooms for special or regular functions. Secondly, professional 

organisations often rent spaces in hotels to host important functions. Alternatively, 

these types of organisation hold board meetings and other private corporate activities 

off campus from where they hold their offices. Red Deer's Greater Downtown has no 

faculties to host such events. Consequently, out-of-town visitors to these meetings 

never experience the beauty of the river valley. A conference centre addresses these 

needs. 

4.7.6 Municipal 

Current municipal land wi l l be eventually sold for redevelopment. The exceptions to 

this rule are: the water treatment facility, Waskasoo Park trail system lands, park 

spaces and parts of the current Public Works Yards, a l l The City w i l l purchase for 

parkland, however, the land between Fifty-fourth and Fifty-third Avenues and between 

Fifty-fifth Street and the future Piper Lane. 

4.7.7 Institutional 

In a bold move reminiscent of Levittown, the concept plan allows for a place of worship 

to the first recognised religious organisation able to justify through community 

assistance programmes its need for space in the downtown. Space is provided in the 

Cannery Row District urban village concept. 

Not simply another church, the organisation must operate on the following bases: 

1. Provision of a distinct service to the homeless, low-income, and marginalised 

sectors of society. 

2. Assistance to homeless and troubled street youth. 

3. A 24-hour drop-in / crisis facility. 

4. Active involvement with police, hospital, community, and emergency services to 

assist social programmes. 
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5. Corporate worship services at off-peak times (i.e. Saturdays, Fridays, etc.) 

The concept does not seek an organisation that is pre-disposed to offer lodging. Land 

and structure is provided without cost. 

In addition to places for worship, the concept area includes a place for education. 

Again, because the Cannery Row District holds the highest projected population base, 

the school is proposed for this area. Additional incentives of this area include the 

proximity of park and open spaces and the Towne Square concept. The school w i l l 

provide education for elementary aged children only. 

In addition to Kindergarten through Grade Six education, the school will provide early 

childhood development and day care services. Jointly operated, the facility w i l l 

provide after school activities for older children and adolescents. 

Near the school would also be a community centre for those hving within and outside 

the Study Area. The facility would include a library, pool and fitness centre, and 

professional offices. 

Figure 4.84: Schoolhouse. Institutional architecture does not need to be uninspiring. Concrete columns 
decorated as sharpened pencils support the overhang of this elementary school. 
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4.7.8 L i v e / W o r k A c c o m m o d a t i o n s 

There are two types of live/work accommodations; those for professionals and those 

for artists. Each type of land use has its individual needs. The following design 

considerations pertain to the boundary between professional live/work 

accommodations and the business / professional park. 

• Where the two uses abut one another, appropriate buffering may include 

landscaping. In these cases, the buffers should also incorporate a pedestrian 

friendly laneway landscaped along both sides and lit with pedestrian scale 

lighting. 

• A l l transitional walkway areas must accommodate pedestrian and 

emergency/service vehicle access. 

• Where the two uses abut one another, appropriate buffering may include fencing. 

In these cases, the buffers should also incorporate a pedestrian friendly laneway 

landscaped along both sides and lit with pedestrian scale hghting. The fences 

should be low enough to allow casual surveillance of the pedestrian area from 

adjacent buildings. 

• Live/work accommodations function differently than purely residential or purely 

professional / artistic accommodations. Because of use, specific requirements are 

necessary. At the same time, these accommodations should not appear out-of-

place in the urban fabric. The following considerations keep these 

accommodations i n harmony with the desired urban fabric. 

> Massing, scale, and design would reflect surrounding characteristics i n 

character and density. 

> Doorways, electrical, plumbing, and ventilation systems would accommodate 

extra loads typical of work environments. 

> A special covenant would extend to properties within and surrounding the 

accommodations to ensure that surrounding occupants do not object to 

increased noise and potential traffic increases. 

> Design of the accommodations would encourage sharing and collective use of 

professional / artistic resources. 

> Design of the accommodations would include adequate space for parking 

needs. 

> Design of the accommodations would provide indoor and outdoor amenity 

spaces, including space for meetings and shared office / studio support 

facilities and activities. 

4.7.8.1 Business / Professional Liue/Worlt 

Business / professional live/work accommodations are best suited in the Reinholt 

Landing District along the southern edge of the concept plan area. The rationale for 
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locating these accommodations here is largely due to the existing fabric of the area. 

Various professional offices are already located in this area. The addition of high-end 

business / professional live/work accommodations wil l complement the existing land 

use. 

As well, this area is part of the earliest substantive work in implementation. live/work 

accommodations wil l contribute to the saleabihty of land. Additionally, the 

development of a hotel and conference centre will benefit from having a population 

base to make use of its facilities. 

There are various characteristics that make this area suitable for business / 

professional live/work accommodations. 

• Excellent transit and road accessibility, 

• Excellent exposure, 

• High-end business park space is very limited in the Downtown, 

• The City's desire to diversify its economy and encourage more technical 

enterprise wi l l lure businesses needing campus-oriented spaces; this will require 

professional support staff living and working in very close proximity to their 

employers, 

• Current land use in this area is low density, small scale; this w i l l enable relatively 

easy and inexpensive land assembly and redevelopment, 

• The area is close to other proposed and existing residential areas, 

• The area is close to other proposed and existing business / professional land uses, 

• The aesthetic features of the Red Deer River, the Waskasoo Trail system, and the 

planned pedestrian linear pathway make it a positive location for establishing 

business / professional land uses, 

Image 4.85 Image 4.86 

Image 4.85: In developing artist live/work accommodations, the Alpha Dairy plant has the 
advantage of high profile location. 

Image 4.86: The bus barn has the advantage of functionality and ease of conversion. 
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• The area's size is large enough to encourage development firms, but small enough 

to allow a single firm to complete most work; and, 

• The elongated shape of the area wi l l allow several site plan layouts. 

4.7.8.2 flrHsan Line/Work 

Depending on final land use, roadway, and structural configurations, there are two 

structures that are appropriate for artisan live/work spaces. The first structure is the 

Alpha Dairy plant. This ageing structure no longer suites its original purpose. As well, 

corporate restmcturing has left the faculty with a dubious future. Still, the plant has 

several landmark features (the smokestack and florescent sign and the imposing East 

facade) that warrant continued use. Structurally, the plant w i l l need assessments for 

convertibility; however, because of its value to the community demolition is firmly 

rejected in the concept. 

The second structure is the current Red Deer Transit bus barn on Forty-seventh Street. 

This faculty has high ceilings, roll-top doors, well-equipped work bays, and sturdy 

construction. The features of this structure are ideal for artisan workspace. Either of 

the two optional spaces would work well. 

4.7.9 O p e n S p a c e 

The Community Services Master Plan (1995-2000) provides comprehensive standards 

and guidelines for development of open spaces, parks, and playgrounds. By 

comparing these standards to existing features in the downtown it is very clear that the 

Downtown West is deficient in these amenities. In the current configuration of the 

Downtown West land uses, open spaces, parks, and playgrounds are a low priority 

and space is not available. However, with society's changing view on recreation in the 

city and the expected residential densities, providing below-standard facilities is 

unacceptable. The parks, plazas, open spaces, and corridors in the concept plan are 

designed to address this issue. Additionally, the City is initiating an update to its 

Master Plan that wi l l outline new standards for inner-city public open spaces. The 

proposed open spaces w i l l follow these standards. 
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Throughout the phasing of this concept plan, various parcels w i l l come available 

whose long-term integration in the plan w i l l require different use. The City would 

seize these parcels as opportunities to provide interim park space for downtown users 

and residents. 

Image 4.87: The waterfront centrepiece plaza at Suisun City, California is an excellent 
implementation of open space. 

4.7.9.1 Linear Park Su stem 

An important element of the open space network is the creation of a linear park system 

that offers a strong, pedestrian-oriented spine through the centre of the concept plan. 

The spine also links several important public open spaces such as the CP Rail 

pedestrian bridge, the inner city park, the environmental corridor, the major plaza, 

and the greenway gateway south of the concept plan area. Additionally, the spine 

allows pedestrian movement into and out of the Greater Downtown. Land for the linear 

park wil l belong to the City. Special consideration is given to pedestrian crossings of 

major and minor roads. 

The overall objective of the linear park is to give a wide range of pedestrian needs the 

opportunity for expression. The design of the park is to provide a safe and barrier 

free pedestrian corridor for chiuldren, seniors, physically challenged persons, and 

other pedestrians. As well, it is to produce a sense of community and enjoyment 

within the city, insulated from the bustle and hazards of vehicular traffic. For these 

reasons, a well-defined system of vegetation creates a dramatic pattern on the 
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landscape. Encouragement for businesses to locate access points along the spine is 

necessary. 

4.7.10 General Pedestrian/Bicycle 

For the most part, access to, and movement within, the Downtown West is automobile-

oriented. The lack and, in many cases, absence entirely of adequate sidewalks makes 

non-motorised travel very difficult. Often, because sidewalks rarely exist, pedestrian 

traffic occupies roadside grassy strips or makes use of interconnected parking lots. 

Because there are few sidewalks, the City has developed few legal crosswalks. 

Additionally, wayfinding and orientation cues are limited and inadequate. 

Image 4.88 & 4.89: Pedestrian Route Treatment. Bicycle parking in urbanised areas need to be 
broad, easily accessed, safe, clean, and convenient. Trails through wooded areas need to be broad, 
well marked, well lit, easily accessed, safe, clean, and convenient. In both contexts, good edge 
conditions and boundaries are needed to prevent collateral damage. 

In winter, pedestrian traffic is forced to make a dangerous sacrifice. Because the City 

has converted most traditional sidewalk areas into grassy strips, the City does not 

clear snow for pedestrians. In frequent cases (and through no fault of the proprietor), 

the parking lots of businesses are covered with patches of slush, snow, and ice. 

Conditions for pedestrian traffic are poor, so pedestrians share the road with fast 

moving automobiles and heavy trucks. 

This litany also includes poor maintenance of the Waskasoo Park Trail through the 

Downtown West. In short, the City does not participate in any active snow removal for 

this paved pathway, although it possesses the equipment to maintain similar paths at 

Bower Pond. 
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The concept calls for various immediate, longer-term, and continuous improvements 

to the pedestrian environment. 

1. The City w i l l install sidewalks along all streets and avenues in the Downtown West. 

2. A l l sidewalks and paths wi l l enjoy widths adequate for a comfortable split between 

pedestrian and bicycle use. Signage and design elements w i l l physically separate 

all sidewalks and pathways between pedestrian and cyclist users. 

3. The City w i l l landscape all sidewalks and paths to improve pedestrian and bicycle 

comfort and safety. 

4. The City w i l l allow on-street parking along many roads to soften the edge between 

pedestrians and motorists. 

5. The City w i l l paint and light all intersections for pedestrian and bicycle traffic. 

6. The City w i l l install, at certain intersections, pedestrian-controlled traffic lights. 

7. The City w i l l implement a maintenance programme for snow removal, 

landscaping, and pathway improvement. 

4.7.11 Major Pedestrian/Bicycle Corridor Project 

Pedestrian/bicycle transportation is a significant aspect of the concept plan. There is a 

very high priority to improving these networks, similar to the priorities of the Bicycle 

Master Plan (2000) and the Greater Downtown Action Plan (2000). Consequently, a 

major corridor, similar in philosophy and intent to the major vehicular corridor, is 

proposed in this concept plan. Ultimately, the pedestrian/bicycle corridor w i l l enable 

alternative non-motorised travel from suburban developments north of the river to 

access the city and/or suburban developments South and East of the Greater 

Downtown. 

The corridor is divided into several sections. Much of the work involves defining 

routes; the City can accomplish this by landscaping, surface treatment, and edge 

condition improvements. 

1. CPR Bridge 

2. Fifty-first Avenue 

3. Taylor Intersection 

4. Forty-eighth Street 

5. Forty-seventh Street 

6. Pedestrian/Bicycle Bridge 

7. Fifty-fourth Avenue onto Fifty-fifth Avenue 

8. City-wide Connections 
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4.7.II.I CPR Bridge 

The former CPR Bridge stands as both reminders of former industrial activities and 

encouragement to alternative transportation. Its width and length is ideal for the 

pedestrian functions it now serves. Unfortunately, these functions dimmish entirely 

shortly into the Downtown West. 

The bridge has two intended departure points for pedestrian/bicycle traffic: footpaths 

leading to the Waskasoo Park trail and Fifty-fifth Street. However, because neither the 

Waskasoo Park trail or Fifty-fifth Street are convenient for downtown access, 

pedestrians and cyclists tend to continue on what was the CPR Guideway to either 

Fifty-third or Fifty-second Streets. Added disincentives for the use of Fifty-fifth Street 

includes that Fifty-fifth Street has insufficient sidewalk capacities and the more-or-less 

blind approach of motorized traffic from Fifty-fourth Avenue. 

The particular disadvantage of the guideway through the Downtown West is that it 

entirely lacks definition. While in most other areas, separation of traffic w i l l 

immediately produce route definition, the guideway encounters gravel patches, 

uneven ground, and parking lots. A suitable design solution for this stretch wi l l 

include proper grading and paving of a pathway, appropriate landscaping, signage, 

lighting, surface treatment, and bollards. For surface treatment, and to continue the 

motif of the railway, a faux-rail track submerged to pavement level and encased in a 

cobblestone pavement surface w i l l provide the essence of place. Because such a 

treatment may pose hazards for bicyclists, the uneven and rough characteristics of 

cobblestones would be smoothed to one side; alternatively, cyclists could be given a 

specially designated lane separated by a permanent, yet flexible barrier (i.e. bollard 

on chain). 

Improvements to the CPR Guideway extension would include similar improvements to 

the Waskasoo Trail and Fifty-fifth Street extensions. 

4.7.11.2 Fifty-First Auenue 

Fifty-first Avenue has no discernible route definition, though it does have a sidewalk 

that could support improvements. The concept plan uses landscaping, signage, 

lighting, surface treatment, and bollards to establish route definition along Fifty-first 

Avenue. The surface treatment (minus the faux-track treatment) and use distinction 

initiated at the CPR Guideway is continued along Fifty-first Avenue. 
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4.7.11.3 T a y l o r I n t e r s e c t i o n 

The City of Red Deer's most urgent concern is the rate and volume of traffic on Taylor 

Drive. Built as a corridor to process large amounts of traffic through the downtown, 

Taylor Drive is now a detriment to both motorized and non-motorized traffic. This is 

particularly the case at the intersection where Taylor Drive, Fifty-fourth Avenue, and 

Fiftieth and Forty-ninth Streets meet. Further, the intersection critically disrupts the 

flow of non-motorized traffic. 

To calm traffic, improve sense of place for the Greater Downtown, and develop a 

human scale for the intersection, the concept plan envisages a major gateway feature 

at this intersection. Part of the feature w i l l include a textured pedestrian crosswalk 

system in all four directions to separate pedestrians and motorized traffic. Two 

additional aspects of the crossing feature are shortening the access ramp from Taylor 

Bridge to Taylor Drive and using pedestrian-oriented timing to regulate the flow of 

traffic. As a way of improving motorized traffic, the concept plan strongly 

recommends the City look into narrowing the flow of East-West and East-to-South 

traffic. 

The section of the pedestrian/bicycle corridor includes part of Fiftieth Street and 

Taylor Drive. Firstly, the Fiftieth Street extension benefits from a significant existing 

sidewalk configuration. As with the Fifty-first Avenue section, the concept plan uses 

the same landscaping, signage, lighting, surface treatment, and bollards to establish 

route definition along Fiftieth Street. The surface treatment (minus the faux-track 

treatment) and use distinction initiated at the CPR Guideway is also continued along 

Fifty-first Avenue. 

South of Taylor intersection is, again, no discernible route definition, though there is 

space conditions that could support substantial improvements. Again, the concept 

plan uses landscaping, signage, fighting, surface treatment, and bollards to establish 

route definition along Taylor Drive. The surface treatment (minus the faux-track 

treatment) and use distinction initiated at the CPR Guideway is continued along Taylor 

Drive. 

4.7.11.4 Forty-eighth Street 

The second greatest impediment to pedestrian and bicycle traffic is the crossing of 

Taylor Drive at Forty-eighth Street. Depending on where and how pedestrians cross, 

negotiating traffic entails the perils of either six or seven lanes of two-way traffic. From 

visual surveillance, it appears that when the City built Taylor Drive, the intention was 
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to provide surface crossing. If the intention existed, the curb cuts in the median 

indicate the City changed its plans. 

Some recommendations suggest installing an elevated pedestrian crossing at this 

location. The advantage of an elevated crossing is that it provides a grade-separated 

solution. The disadvantages include cost; maintenance; and ease of use for seniors, 

bicyclists, mothers with strollers, and the otherwise physically handicapped. Added 

disadvantages are safety and perceived personal security. Studies of certain of the 

City of Calgary's elevated crossings suggest that, if only because of perceived causes, 

the elderly, women, and children avoid these crossings for fear from petty criminals, 

rapists, and those perpetrating random thuggery. Consequently, people from at-risk 

social groups w i l l endure long walks to achieve a crossing when an elevated crossing 

is quite near at hand. 

Because redevelopment in the Downtown West will include family housing; housing 

for a wide range of age groups, incomes, and needs; and increased opportunities for 

cycling, an elevated crossing is contrary to the spirit of the concept plan. Also, the 

location of a seniors' complex adjacent the Downtown West requires convenient 

crossing facilities to the Downtown West. Instead, the concept plan recommends a 

level crossing similar to the Taylor Drive intersection. 

As with the Fiftieth Street section, the concept plan uses the same landscaping, 

signage, lighting, bollards, and surface treatment to establish route definition along 

Ftfty-first Avenue. The surface treatment (minus the faux-track treatment) and use 

distinction initiated at the CPR Guideway is also continued crossing Taylor Drive. 

4.7.11.5 Farry-seuenrh Street 

Forty-seventh Street has no discernible route definition or sidewalk system. Still, even 

before the Public Works Yards are relocated, there is enough space to support 

substantial improvements. The concept plan uses landscaping, signage, hghting, 

surface treatment, and bollards to establish route definition along Forty-seventh Street. 

The surface treatment (minus the faux-track treatment) and use distinction initiated at 

the CPR Guideway is continued along Fifty-first Avenue. 

4.7.11.6 Pedestrian/Bicycle Bridge 

The third difficult crossing for pedestrians is accessing Bower Pond/Great Chief Park. 

The present route is across the Taylor Bridge. Such a crossing is problematic from 

several perspectives. Firstly, the bridge deck, geographic conditions, and the Taylor 

Drive intersection conspire against pedestrians. The only legal crossing of Taylor 
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Drive is on the opposite side of the preferable bridge crossing. Access to Bower 

Pond/Great Chief Park is easier and more direct from the south side of the bridge. 

The north side of the bridge requires pedestrians to pass the park and then circle back 

on the south side of Taylor Bridge. 

Secondly, getting up to and coming down from Taylor Bridge entails two significant 

grade changes. Visual surveillance suggests that seniors, bicyclists, mothers with 

strollers, and the otherwise physically handicapped find this negotiation an onerous 

task. In addition to the grade changes, the geographical conditions and lack of 

Image 4.90A&B: Examples of a Pedestrian Bridge. The new bridge should be sensitive to the 
industrial and heritage value of the area. It should resemble the original CP Rail Bridge down 
river of the new crossing. 

pathways leading from the bridge to Bower Pond/Great Chief Park hinders easy, 

secure, and safe access. Thirdly, pedestrians and cyclists crossing Taylor Bridge are 

assaulted by noise, smell, and flying debris (dust in summer, sand/salt/snow/ice i n 

winter). These conditions make it uncomfortable and dangerous to cross the bridge. 

For these reasons, the concept plan locates a pedestrian/bicycle bridge at the foot of 

Forty-seventh Street. Enough width on the bridge deck w i l l accommodate a healthy 

mix of both modes of travel. While all other forms of route identification w i l l , for safety 

sake, need to cease, the deck w i l l have similar lighting and signage as the rest of the 

route. As well, bridge walls and ends wil l enjoy potted plants, places to rest, and 

fishing nodes. 

4.7.11.7 FiFly-Fourth Avenue onto FiFty-FiFth Avenue 

Fifty-fourth Avenue onto Fifty-fifth Avenue has no discernible route definition or 

sidewalk system; even a modest amount of pedestrian/bicycle improvement w i l l 

A: Humber River Bridge (Toronto, Ontario) 
B: Delaware River Bridge (Pennsylvania 
to New Jersey) 
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require much work. The concept plan uses landscaping, signage, lighting, surface 

treatment, and bollards to establish route definition along Fifty-fourth Avenue and onto 

Fifty-fifth Avenue up to the grassy hillside south of Forty-fifth Street. As always, the 

surface treatment (minus the faux-track treatment) and use distinction initiated at the 

CPR Guideway is continued along these two avenues. However, it is outside the scope 

of this concept to suggest treatment along the remainder of Fifty-fifth Avenue. 

4.7.11.8 City wide C onnecMons 

The concept plan recommends a hierarchy of citywide connections to the 

pedestrian/bicycle corridor. Treatment for access points w i l l vary only in signage 

differences. 

Dedicated Access 

1. North of the CPR Bridge. 

2. Fifty-second Street. 

3. Forty-eighth Street. 

4. Pedestrian/Bicycle Bridge. 

5. Waskasoo Park Trail at Pedestrian/Bicycle Bridge. 

6. Fifty-fifth Avenue. 

Secondary Access 

1. Fifty-fifth Street. 

2. Fifty-third Street. 

3. Ross Street. 

4. Fifty-fourth Avenue. 

5. Waskasoo Park Trail at CPR Bridge. 

4.7.12 Public Transit 

At present, the service levels of public transit in the Study Area are based more on 

maintenance requirements than on public needs. While the Reinholt Landing District 

does have high service levels, the Cannery Row District has comparatively abysmal 

service levels. On close examination, the Reinholt Landing District service levels are 

the result of the city bus barn and yard being in that area. Thus, there is a possibility 

that when the Municipal Yards are relocated, the transit service w i l l correspondingly 

revert to the level evident in the Cannery Row District. This w i l l further entrench the 

false notion that the private automobile is the only reasonable method of personal 

travel. 
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To challenge such a notion, the concept plan makes recommendations in four areas: 

short term service routes and levels, long term service routes and levels, a heritage 

streetcar system, and function river taxi system. 

Although the level in the Reinholt Landing District is very high throughout the day, 

most busses operate at almost zero ridership. Conversely, in the Cannery Row 

District, the system provides marginal service. There are only three bus stops to 

service the entire area, while in the Reinholt Landing District there are ten stops 

spaced at half block intervals. Proportionately, the Cannery Row District should have 

no less than fifteen stops. Further, of the three stops within the Cannery Row District, 

all are located on the District's periphery, requiring lengthy foot journeys to complete 

passenger trips. Further, two routes service these three bus stops yet there no 

convenient transfer stops, although both routes do cross each other. 

Improved public transit does not necessarily include more bus routes, etc. Although 

more routes may occur, a higher priority is making transit an appealing service. The 

highest of these priorities is improving bus shelters. Most, if not all stops, require 

riders to wait in exposed areas, subject to the elements of inclement weather. On mild 

days this does not present a problem. As the weather becomes progressively warmer 

or progressively colder, the perception of inconvenience increases. Ultimately, 

ridership has the potential to falter. 

Ridership has a direct bearing on the level of service provided. Transit planners 

reduce services if ridership is weak. Currently, part of the Downtown West escapes 

the pertinence of this correlation because the bus barn is in the area. However, 

relocation of the barn may cause this area to lose its current positive level of service. 

During and after build-out, all transit stops that are not naturally sheltered by existing, 

new, or replacement structures w i l l receive properly covered, seated waiting areas. 

Further, waiting areas w i l l be designed in an industrial motif, reminiscent of the 

industrial activity most recognisable of the area. 

4.7.12.1 Short Term Seruice Routes and Levels 

Immediate action would restructure the routes, having passengers coming into the 

downtown passing through the Reinholt Landing District. This route would also 

penetrate the Cannery Row District two to four stops in both north and south 

directions, and would make the linkages between the Greater Downtown and the 

Study Area shorter and more comprehensive. 
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#.7.12.2 Long Term S e r v i c e Routes and Levels 

Once redevelopment in the Cannery Row District reaches a critical level, transit 

service would shift to a community-based bussing model. This type of bussing would 

involve community shuttle busses and other alternative forms of public transit. 

A number of North American cities have used light rai l as a component for both growth 

management and downtown revitalisation. Although it can become very costly, light 

rail is seen as both an aesthetic and commuter advantage. The City of Portland, 

Oregon, for example, has actively pursued a campaign of city image-building since 

the City's mid-1970s rejection of an interstate freeway system through its inner city. 

The objective was to show that the vitality of Portland's downtown is heavily 

dependent on public streetcar-like transit. Indeed, in his study, Henderson observed 

that the City of Portland, Oregon Henderson (1994) cites an interview with Arrington, 

Director of Strategic and Long-Range Planning for the transit company, whose 

statement is that the transit company sees streetcar service as but "one part of a 

comprehensive plan to enhance the overall quality of l i f e " (12). 

Endorsement for streetcar projects can not rest on transit-economics alone. Indeed, as 

Henderson (1994) previously noted, streetcar systems must link to a collection of 

growth management strategies, the balance of which w i l l justify the cost. Critics such 

as Pickrell (1992) have been agreeing for years that public transit rarely proves to be 

economically self-sufficient and supporting. Applying Henderson's reasoning, transit 

would appear to become a means for achieving other economic and non-economic 

ends; for example, greater community goals (Cervero, 1987). 

Many of the benefits of a streetcar system do, in fact, contribute to economic gains. 

Firstly, Huang (1996) noted that streetcar systems have the potential to relieve traffic 

congestion, reduce energy consumption, and improve air quality. He also suggested 

possible links between streetcar systems and land-use and economic improvements. 

In the downtown, such improvements are beneficial to the City, residents and 

businesses, and developers. Developers note the City's interest in centralising 

development around key nodes. This creates an impetus for mixed development. 

Residents experience the benefits of this by having new residential, employment, 

shopping, and entertainment options in the downtown. Businesses receive benefits by 

having increased clientele, improved competitive conditions, and networking 

opportunities. The City profits by having better taxation rates and an improved 

downtown economic climate. 

4.7.12.3 H e r i t a g e S t r e e t c a r System 
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The City of Portland (1995), in relation to its Tri-Met light r a i l system (MAX), noted 

these benefits. Property values increased at or along transit connections and nodal 

development offered new residential, employment, shopping, and entertainment 

options. Additionally, after MAX-oriented development proved itself, developers 

showed initiative in replicating previous successes. 

At the same time, streetcar successes require commitment in other ways. Huang notes 

that the City of Toronto coupled its rai l transit improvements to aggressive air-space 

marketing, zoning, station design, and bonusing programmes (22). Porter (1998) also 

notes that development must provide a range of activities i n walking distance of the 

stations. At the same time, these clusters must not overwhelm pedestrians. He 

concluded that "building designs, landscaping, and pedestrian pathway systems 

[would] provide convenient and attractive access to and from the stations" (477). 

A functional heritage w streetcar system serves as the concept's downtown light rai l 

service. Several options 

are available, ranging from 

single-track loop systems to 

dual track reciprocating 

systems. The best system 

for Red Deer is a circular 

route through Red Deer's 

Greater Downtown, with 

some twinned sections for 

passing areas. A phased 

implementation over 

several years would allow a 

more cost-effective service 

provision and would build 

anticipation. In its final 

version, no more than two 

or three cars would 

become necessary. 

In the Red Deer case, implementing a streetcar system produces several benefits. 

Firstly, it serves as a traffic claming device. Maximum speeds reach thirty to fifty 

kilometres per hour. The cumbersome nature of streetcars alone is a significant 

deterrent to high speeds. In conjunction with mid-carriageway passenger islands and 

pedestrian crossings, this reduces the speed with which drivers can pass through an 

area. Secondly, streetcars allow comfortable public transportation. The general rate 

of travel w i l l allow passengers to board and disembark quickly and easily without 

Image 4.91: Galveston Island Trolley System. The system is a 
new, fixed rail system using diesel electric power and featuring 
hand crafted solid wood cherry, mahogany, oak and brass 
interiors. Air conditioning and heating systems keep 
passengers comfortable year round. Operation and 
maintenance is provided by the Park Board of Trustees of the 
City of Galveston. (Galveston Island Shots) 
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requiring lengthy stops. Thirdly, heritage streetcars engender a sense of romance 

and entertainment. They reconnect people with the past in a functional, expressive 

manner. 

4.7.13 Public Works Infrastructure 

There are three major impediments to redevelopment in the Downtown West: the 

north-south power lines, riverfront underground water main, and berm along Taylor 

Drive. 

Removal of the power lines, having outlived its place in the downtown, will occur early 

within the implementation of this plan. The City reportedly has begun considering the 

option of locating the lines elsewhere. The value inherent in the property along the 

riverfront w i l l assuage cost/benefit analyses. Secondly, shortly back from the 

riverbank is an underground water main. The position of this water main disrupts 

much of the anticipated effect of the concept plan. Therefore the City w i l l 

decommission the water main. Although the berm along Taylor Avenue reduces the 

unsightliness of the Public Works Yard, it serves no functional purpose, as there are no 

residents serviced by the berm. The concept plan calls for the removal of the berm, 

replaced by vegetation and a wide pedestrian boulevard/concourse. 
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4.8 G E N E R A L D E S I G N O PTIONS 

The following pages present various images of design options for the concept plan. 

Images 4.92 to 4.94 are 

examples of types of entries 
and observational shelters. 

Image 4.93: Entrance to Port Royal Riverfront Bicycle 
Pathway System, New Westminster, British Columbia. 

m m 
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Image 4.94: Entrance to Gait Gardens, Lethbridge, 
Alberta. 
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Images 4.95 to 4.98 are examples of pathway systems. 

Image 4.95: Arch system supporting an 
overhead walkway, Victoria, British 
Columbia. 

Image 4.97: Protected underway of railway 
trestle, New Westminster, British Columbia. 

Image 4.96: Perimeter pathway of Gait 
Gardens, Lethbridge, Alberta. 

f 1 

Image 4.98: Separation of pedestrians and 
bicyclists, Vancouver, British Columbia. 
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Image 4.103: Example of a 
Lighting Feature. 
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Chapter Four: Concept Plan 

4.9 C O N C L U S I O N 

This chapter has focused on the Concept Plan for the Downtown West. The Study Area 

was divided into two parts, formerly with little or no individual recognition of 

significance. Further, the arbitrary designation of "Riverlands" by the City of Red 

Deer d i d not take into consideration any of the heritage value of the area. 

The area of the Concept Plan north of Taylor Drive was renamed the Cannery Row 

District. The focus of this area became an Urban Towne Square. The primary 

characteristics of this district are: 

• A high proportion of commercial/residential mixed use. 

• The development of a new park/ball field. 

• Development of medium and high density residential. 

• The creation of new pedestrian routes and links. 

The area of the Concept Plan south of Taylor Drive was renamed the Reinholt Landing 

District. The focus of this area became a Festival Area Plaza. The primary 

characteristics of this district are: 

• Conversion of the Municipal Works Yard into a plaza, hotel/conference, and 

entertainment district. 

• Expansion of residential/professional mixed use. 

• The creation of new pedestrian routes and links. 

• Development of medium and high density residential. 

To implement integrative planning, the various concept elements were based on 

environmental, social, and economic rationale. In most cases all three areas of 

rationale were applied. 
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Chapter Five: Implementation 

5.1 P H A S I N G 

Rationale The scope of this project requires a phased approach to implementation. Developing 

a sustainable redevelopment project for the Downtown West that serves also as a 
major attraction for economic development, inner city integration, and community 

pride wi l l require commitments of time and energy. The recommended course of 

action for implementing the concept plan process is a multi-year programme, made up 

of several interrelated, progressive, and gradual steps. Reasons for this course of 

action include: 

5.1.1 E n v i r o n m e n t a l 

1. Attenuates the physical impacts of development on the environment. 

2. Allows ecosystems to gradually adapt to changes. 

3. Through "awareness" tours with the City's Biological Services Department, the 

public has an outdoor classroom to watch the progression of environmental 

adaptation. 

4. Softens and spreads out heritage resource and environmental impacts and allows 

dispersed-use mitigation strategies to be developed. 

5.1.2 Social 

1. Builds awareness of needs and opportunities. 

2. Provides continuity and credibility of the project so that people see progression 

and community and personal frustration is limited. 

3. Builds and allows a process of sustainable community involvement and 

participation: 

> Confrontation - new ideas conflict with the status quo, 

> Conception - a "better way" emerges, 

> Communication - the better way is transferred throughout the community, 

> Co-operation - people see they need to work together, 

> Contagion - the " f i r e " catches on and spreads, 

> Commitment - people buy-in completely. 
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5.1.3 E c o n o m i c 

1. Allows a softened approach to capital expenditures and operating costs. 

2. Provides opportunities for diverse partnership and funding bases. 

3. Caters to the segmentation of funding available from public sources (e.g. 

governments and foundations generally offer short-term, incremental funding). 

4. Allows work to be done in manageable segments. 

5. Offers a long-term vision and extended viability. 

6. Allows marketing to be done on an incremental, sustainable, and cumulative 

spectrum of activities and intensity. 

7. Builds connections with other resources and assets i n the community. 

8. Allows a natural process of community economic capacity building. 

Finally, this implementation strategy respects the social impact that a major 

redevelopment would entail. Without careful phasing and controls over investment, 

the project could well overwhelm the downtown's and the City's abilities to manage 

change. With careful phasing and control, the City and downtown are able to enjoy 

steady regular economic growth. 

5.2 PHASES 

On a phase-by-phase review of the completed redevelopment, it should not be noted 

that development occurred immediately as each new phase was encountered and 

commenced. Southworth, (1995) in a comparative study of neotraditional and 1920s 

streetcar suburb communities, found that in the streetcar suburb communities that 

developed incrementally, neighbourhoods have a relaxed atmosphere. He noted that 

"since homes were built individually on a lot-by-lot basis by varied builders and 

architects, they are of many styles ... The hand of a single designer or planner is not 

felt... Each street is unique and has visual interest" (10). In the same way, 

implementation would proceed incrementally on an organic basis. Similar to what 

Southworth found, redevelopment would progress in a controlled piecemeal format. 

Vacant, but used properties, would f i l l i n a staggered format. This w i l l produce 

variation of type, style, street alignment, etc. 

Phase One: Preplanning. 

The City creates a development corporation to co-ordinate and choreograph 

redevelopment activities and undertake all redevelopment responsibilities. The 

Development Corporation establishes firm design guidelines, priorities, and needs for 

the Downtown West to integrate with the Greater Downtown. A l l policies and 

regulations for redevelopment and integration are completed in this phase. The 

Development Corporation, while reporting to the City, operates at arm's length of City 
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bureaucracy, similar to the Parkland Community Planning7111 model. Further, although 

the City wi l l provide partial funding to the Corporation, the Corporation is able to hold 

debt, raise capital for operating and construction projects, acquire properties as 

needed, and form partnerships with other public, private, and third sector 

organisations. 

Lands currently owned by the City are transferred to the Development Corporation. 

As well, the City approves a development freeze period for the Corporation to 

determine how it w i l l operate and what its required needs for success are. Lands 

acquired by private investment during this freeze period are not redeveloped and 

future redevelopment is made subject to the policies established by the Corporation. 

Phase Two: Sidewalks, Infrastructure, and Public Awareness 

Phase Two begins making changes to certain existing public works. A l l existing roads 

are pedestrianized, meaning that sidewalks, crosswalks, appropriate lighting, initial 

landscaping and street furniture are provided. Upgrades, where necessary, to 

sidewalks, trails, and pathways are also completed. Pedestrianization is particularly 

important along Waskasoo Trail to provide exercise nodes, biodiversity interpretive 

nodes, seating, waste receptacles, and proper hghting. Additionally, sections one and 

five of the pedestrian/bicycle corridor1* are completed, as well as section two and 

access links to sections three and seven. Temporary measures of section three 

(implementation and re-timing of pedestrian crossing signals and lines and route 

marking along west side of Taylor Drive) are provided. 

Specific changes to infrastructure are completed immediately. The highest priority is 

rerouting the storm sewers to sanitary sewage facilities. Secondary priorities include 

ensuring that turbidity and water quality indicators around the water treatment plant 

do not adversely impact riverine and riparian species. The City w i l l contribute these 

changes as part of its role in redefining the Downtown West. 

The City will also contribute to the plan by beginning its programme of improving 

transit-stop locations. 

Finally, the Development Corporation begins a far-reaching and inclusive awareness 

campaign to demonstrate the interconnectivity of improvements to Red Deer's social, 

economic, and environmental, components. Highlighted features include improving 

pedestrian/bicycle conditions, biodiversity along the riverfront, and improved access 

to Downtown West businesses. 
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Phase Three: P u b l i c Works Yards and Contaminated Sites 

The City relocates its Public Works operations, making room for comprehensive 

redevelopment of the land. As well, the City begins relocation of other City-owned 

lands: Red Deer Electric Light and Power maintenance faculties and Parks and 

Recreation maintenance facility. 

This phase also includes the acquisition and/or remediation of sites that currently or 

formerly contributed to contaminated soils conditions. Once remediated, sites that 

can sustain their previous activities without significant improvement w i l l remain. Sites 

unable to sustain their previous activities without significant improvement are land-

banked for future redevelopment. Land banked lands are converted to temporary 

public use areas or sold to developers to comply with the overall concept plan. 

In the third phase, other important, yet non-contaminated, properties are aco^ured. 

These properties are prioritized on the basis of their importance to overall 

redevelopment and their susceptibility to acquisition by a non-complying interests. 

Very high priorities for acquisition are the United Farm Co-operative (UFA) in the 

Reinholt Landing District, the Alpha Dairy Plant and the former American Can of 

Canada lands i n the Cannery Row District. 

To enable the transformation of the Reinholt Landing District, properties along Forty-

fifth Street are acquired and redeveloped. The power lines are rerouted, the 

riverfront water main is closed, expansion of the professional/business park proceeds, 

and substantive redevelopment of the Public Works Yard commences. 

In this phase, the hotel/conference centre is built. 

Phase Four: Transformation of the Riverfront 

In this phase, remaining lands along the riverfront are acquired and redeveloped. 

Also during this phase, the water taxi system is implemented and transit-stop 

improvements throughout the Downtown West are completed. 

Phase Five: Cannery Row Urban Village 

This is the longest-duration phase. The phase w i l l require incremental planning and 

implementation. Because of various changing development and community conditions 

and needs, prescribing a concrete set of actions is unwise. However, setting priorities 

for work enables long-range planning as suitable horizons appear. 
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Highest Priority: inner city park, artisan live/work, religious organisation facility, 

and other community-oriented facilities. 

Moderate Priority: initial residential land use. 

Lowest Priority: remaining residential and commercial land uses and remaining 

urban village elements. 

Phase Six: Roadway Improvements 

The final phase improves the circulation patterns in the Downtown West. Additions 

and closures of roads are completed in this phase. Lighting, re-landscaping, street 

furniture, surface treatments, etc. are the last visible improvements. The Taylor Drive 

intersection downtown gateway marker is installed. The first phases of the streetcar 

system are implemented. 

On-going Activities 

Some activities can not occur distinctly in one phase. Because these areas are 

important for filling in the gaps as work in other phases proceeds, these activities must 

proceed on a continual basis. 

• Pedestrian/bicycle bridge, permanent pedestrian/bicycle intersection crossings, 

final pedestrian/bicycle route distinctions. 

• Public art. 

• Community outreach programmes. 

• Transit-stop improvements. 

• Cannery Row District and Reinholt Landing District sense of place improvements. 

• Greater Downtown sense of place improvements. 

• Provision of various plazas, gateways, place-in-the-park locations, and small 

meeting areas. 

• Implementation of expanded Downtown Business Association responsibilities. 

Overall Time Line 

Complete implementation of the Downtown West redevelopment concept is between 

fifteen and twenty years. 
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C H A P T E R S I X : R E C O M M E N D A T I O N S A N D 

C O N C L U S I O N S 

6.1 I N T R O D U C T I O N 

The objective and intent of this research was to advance the knowledge concerning 

integrative planning by taking various best practices in environmental, social, and 
economic planning and demonstrate their integration in an actual site where 

redevelopment is possible and likely. Rather than asserting integrative planning as a 

new type of planning, the goal was to show integrative planning as a better use of 

current planning wisdom. The research began with an examination of needs and 

theoretical and practical solutions. This body of solutions was then formulated into 

four general redevelopment guidelines that were transferred into a concept plan of 

inner-city redevelopment. 

6.2 G E N E R A L LISTS OF R E C O M M E N D A T I O N S 

The concept plan puts forward a range of elements that show how integrative planning 

could work in a real situation. A general implementation plan is also presented. 

However, to mobilise the concept plan, the City of Red Deer should consider also 

implementing several philosophical and land use recommendations. 

6.2.1 General List of Philosophical Recommendations 

Planning 

• Develop experiences that unify the Greater Downtown 

• Create a Development Corporation 

• Make redevelopment a gradual process 

• Create land use districts that serve the purpose of mixes 

• Develop new inner city parks 

• Encourage ways for cultural and social expression 

• Use the resources and talents of marginalised members of the local economy 

Design 

• Develop experiences that unify the Greater Downtown 

• Make the Downtown West a pedestrian experience 

•J* Create land use districts that attract creative expression 

• Prevent the use of highly prescriptive design guidelines 

• Improve the conditions of all land use districts 
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• Control the perception of crime through design and community involvement 

*l* Make environmental protection a process of planning and implementation, not just 

a public relations campaign 

Programmes 

• Develop experiences that unify the Greater Downtown 

• Use the Downtown Business Association as the DBA for the Greater Downtown 

• Involve the public in various ways 

• Correct environmental damage 

• Provide leadership in protecting small business during redevelopment 

• Improve social planning 

• Develop ways for expressions of community involvement 

• Make social awareness a functional part of community development 

• Celebrate industrial heritage 

6.2.2 General List of Development Recommendations 

Planning 

• Mixed use planning 

• Eliminate industrial and commercial land uses that contaminate the environment 

• Eliminate land uses that degrade the fabric of "good" community 

• Build a hotel/conference centre to optimise the business and tourism potentials of 

the Downtown West 

• Provide a place for community service through a recognised religious organisation 

• Relocate the power lines 

• Close the riverfront water main 

• Remove the Taylor Drive berm 

• Redevelop trails, paths, and other walkways to interpret biodiversity and 

encourage public environmental stewardship. 

• Implement a water taxi system 

• Build a functional streetcar system 

Design 

• Pedestrian/bicycle Corridor Project 

• Pedestrianization of all streets and intersections 

• Transit-stop improvements 

• Sense of place landmarks and improvements 

Gateway projects 

• Redevelop the Public Works Yards and City-owned industrial lands (excluding the 

water treatment plant) 

• Connect the city to the pedestrian/bicycle corridor 
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• Implement aspects of Crime Prevention Through Environmental Design (CPTED) 

design guidelines 

Programmes 

• Public art programme 

• Increase of space for professional/business land uses 

• Provide a place for artisan live/work studios 

• Repair riparian zones and improve water quality indicators where needed 

• Design parking lots, gutters, streets, and other hard surfaces to diminish the effects 

of urban runoff 

• Develop demonstration projects to show environmental stewardship provides 

functional, social, and economic benefits (i.e. rooftop gardens, solar energy, 

sewage package treatment plants, etc.) 

6.5 SUMMARY AND CONCLUSIONS 

6.3.1 S u m m a r y 

In summary, the concept plan connects the redevelopment principles to the key 

informant and background research research. This section gives a brief outline of how 

the research justifies and connects to the concept plan. 

6.3.1.1 Enuironmenral Connection 

Environmental/Waterfront Corridor. Work along the environmental/waterfront 

corridor: 

• Improves management standards for pedestrian and riparian areas, 

• Improves safety for pedestrian and riparian areas, 

• Removes industry that might or does damage soil and/or groundwater conditions 

and/or riparian areas, 

• Alters industrial practices to prevent water quality concerns such as turbidity, pH 

balance, dissolved oxygen, etc., 

• Implements a revegetation programme that inventories current species, removes 

invasive and/or inappropriate species, and replaces with invasive and/or 

inappropriate species with appropriate species. 

Technology Demonstration. The concept plan area redevelopment allows for the 

demonstration of several types of green technology. Not all technology is radical or 

expensive, and some is only an extension of existing prairie practices. The technology 

demonstration projects: 

• Begin looking at energy source replacement technologies, 

• Implement waste water management technologies, 
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Expand vegetation technologies (i.e. planting for heating, cooling, windbreak, and 

ventilation). 

Infrastructure Changes. Changes to the infrastructure in the concept plan area: 

• Reroute waste and runoff water to treatment for reuse (i.e. to engineered wetland, 

etc.), 

• C a l l for the improvement and/or installation of grease traps and other filtration 

devices for runoff water that w i l l continue to go directly to the river, 

• Include the development of solid, liquid, and organic waste management and 

reuse programmes, 

• Involve the implementation of community gardens to offset the food infrastructure. 

Environmental Awareness. The concept plan: 

• Creates unique, convenient, compulsive, and frequent places where people 

routinely w i l l encounter awareness builders; such as observation and interpretive 

stations along the environmental corridor, and learning kiosks throughout the 

concept plan area, 

•J* Engages an active outreach programme to educate the public. 

6.3.1.2 Social Connection 

Community Capacity Building and Volunteerism. Increasing community capacity 

means: 

• Implementing social programmes that involve marginal groups, 

• Establishing community gardens to encourage community interaction and 

involvement, 

• Implementing mainstreet projects that strengthen self-worth and expand 

personal/professional capabilities, 

• Allowing the public and community users to have active and meaningful 

involvement i n design projects. 

Crime Prevention Through Environmental Design. Motivating local community 

members to be involved i n their personal safety and security includes: 

• Conducting safety audits, 

• Establishing business and neighbourhood watch programmes, 

• Educating the public to understand the importance of situational crime prevention 

and to not rely solely on a checklist approach to personal and property safety, 

• Demonstrating a stronger presence of semi-uniformed and networked civic street 

workers, 

158 



Ckapter Six; Conclusions & Future Researck 

• Implementing structural and outdoor designs that promote safety and reduce the 

opportunity for deviant behaviour. 

Public Art Programme. Public art has the capability to draw people together. The 

concept plan: 

• Uses active involvement of the arts community, 

• Develops artist live/work accommodations, 

• Encourages land use regulations that protect and preserve the artist community i n 

the Downtown, 

• Provides places to perform and display temporary shows. 

6.3.1.3 Economic Connection 

Red Deer Downtown Business Association (DBA). A strong, proactive, innovative, and 

forward thinking DBA is necessary for the harmonisation of the Greater Downtown. 

Such a DBA is also necessary to unite, into a cohesive and compelling voice, the 

various needs of downtown business operators. The concept plan: 

• Expands the DBA to cover the Greater Downtown, 

• Recognises that the DBA already has the skills, resources, and connections to 

effectively represent the Greater Downtown, 

• Responds to the advice from other communities that a competing DBA is counter

productive. 

Business Protection. Some downtown businesses may find difficulty remaining in an 

area with changing land use and values. The concept plan: 

• Urges the City to adopt policies that support and bolster the ability for small 

businesses to continue operating in the downtown. 

A Unifying Theme for the Greater Downtown. The concept plan: 

• Develops visual and marketing cues that promote the whole area (i.e. sidewalk 

treatment, street furniture, banners, advertising, special events, etc.). 

Sense of Place. Estabhshing a sense of place makes an area more intriguing for 

people to visit, shop, recreate, and do business. The concept plan: 

•> Creates tangible reference points that say: "You are here!" 

• Uses markers that distinguish one area from the next (i.e. Cannery Row, Reinholt 

Landing, Central Downtown, etc.), 

• Provides convenient, easy-to-use, clearly understandable way-finding tools for 

quick orientation by car, foot, or bicycle. 
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6.4 C O N C L U S I O N S 

In 1998, the City of Red Deer began a series of studies on various growth management 

issues. This ultimately led to the City hiring a team of consultants to produce the Red 

Deer Greater Downtown Action Plan. The Action Plan was submitted in the summer of 

2000. In the interim, members from the consulting team approached me to consider 

doing a concept plan specifically for the Downtown West. This MDP has been the 

result of those interim discussions. 

The objective of this MDP was to create a concept plan that would better integrate 

various best practices of environmental, social, and economic planning for the general 

redevelopment of an inner-city area. Integrative plaiming was chosen as the type of 

planning because of the potentials that a large inner-city area possesses. Still, on their 

own, strictly, environmental, social, or economic planning each possess design 

elements that are quite applicable and valuable for redevelopment. The City's well-

intentioned yet vague determination of integrating the Downtown West with the 

Greater Downtown gave limited direction for how redevelopment should occur. 

Following the background research and key informant responses, one of several 

design solutions became apparent. Integrative planning was identified as the general 

guide for the redevelopment concept, yet there were three variations that could 

evolve. Each of the variations incorporated desirable elements, and none in-and-of-

itself would conflict with sound planning. 

The first variation was a strong presence of environmental planning with a moderate 

amount of social and economic planning. In such a concept, planners would conduct a 

thorough analysis of existing environmental conditions. A programme of invasive 

species replacement would commence along the riverfront, coupled with the 

replacement of at-risk vegetation. Extensive restabilisation of the riverbank would 

incorporate non-extensive engineering solutions such as root wads, large woody 

debris, etc. Further, built form development would set back at least fifteen metres 

from the edge of the riverbank. 

In terms of infrastructure, the City would redirect all water lines, sewer lines, and other 

surface and/or subterrainian services to facilities (i.e. water treatment plants, 

engineered wetlands, etc.) that treat and remove pollutants. Technologies such as 

grease and oil traps would provide initial separation of toxins, etc. At the same time, 

the City would commit to an aggressive and comprehensive analysis and remediation 

of all lands within the Downtown West currently or previously contained toxic 
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substances (i.e. petrol stations, auto parts recyclers, manufacturing, and processing 

industries). 

Further, the City would analyse ground and surface water to determine levels of 

various contaminants. This would commence with a programme of regular and 

periodic water quality testing. Technologies would be implemented to clean ground 

water. Strategies would be used to improve river water quality. 

Roadways would also experience attention. The City would immediately lower speed 

limits to reduce vehicle deposits of solid and emitted substances (i.e. tire rubber and 

exhaust). The City would also look at improving certain street surfaces to enable more 

energy efficient travel, and would alter other surfaces to encourage slower speeds. 

Finally, the City would work with surrounding municipal districts and land owners to 

reduce toxins entering the Red Deer River and improve air, soil, and general water 

qualities. Within the city and study area, the City would participate with land owners 

and users to increase stewardship of natural resources and reduce toxins entering 

water supplies, the soil, and air. 

In such a concept plan, the City would limit improvements to social and economic 

conditions. Socially, better sidewalks, paths, and mix of entertainment venues would 

comprise the major improvements. Economically, the City would increase 

commercial land use districts and strengthen the stock of surface parking. Still, the 

City would screen surface parking and implement technologies that would prevent 

contaminants impacting ground water supplies and soil conditions. 

The second variation was a strong presence of social planning with a moderate amount 

of environmental and economic planning. In this type of planning, social issues 

become the primary motivation in design. There is a strong reference to community 

development, such as Healthy Communities, Crime Prevention through Environmental 

Design, and new planning theories. This variation acknowledges the need for an 

environmental corridor, yet places the need within the parameters of community 

linkages and exercise. 

Social planning also stresses a programme approach. A strong focus is on inner-city 

housing options, particularly for disadvantaged and marginalised sectors of society. 

Affordable housing, social programmes, and seniors' amenities are heavily 

emphasised. As well, the City provides self awareness and improvement initiatives. 

These are initiatives intended to encourage people to take control of their futures. 
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Corruriunity remains an important aspect of social planning. Through social equity and 

empowerment, people are encouraged to become a part of the wellness and future of 

their community. As well, the City promotes assets and amenities (i.e. public art) that 

encourage non-downtown residents to feel more at home in the downtown. Places to 

meet and relax, such as plazas and large inner city parks are increased. 

In such a concept plan, the City would limit improvements to environmental and 

economic conditions. Envirorunentally, parks and recreation becomes the major 

focus. This improves the social planning, but does not limit economic development 

and does not encourage strong environmental stewardship. As well better sidewalks, 

paths, and mix of entertainment venues would assist other community planning 

improvements. Economically, the City would increase commercial land use districts 

and strengthen the stock of surface parking. Still, the City would design surface 

parking and implement technologies that would prevent criminal or deviant activities. 

The third variation was a strong presence of economic planning with a moderate 

amount of social and economic planning. An economically-based design solution 

places the highest emphasis on highest and best use planning. Unless their 

consideration is absolutely necessary, environmental issues are limited in influence. 

Where issues are discussed it is in order to improve economic well being. 

As a result, the riverfront corridor, as a part of the Waskasoo Park system, is kept for 

aesthetic and property value reasons. Land is marketed as having excellent potential 

for residential and/or commercial development. On the residential side, high density, 

high-value homes are concentrated in all areas where vistas allow highest return on 

investment. Throughout the area, projected family incomes are in the middle to high 

end. The definitions of massing and scale are determined through an evolutionary-

process of development. 

On the commercial side of development, intensification is common. Businesses not 

able to support their land base are replaced by higher producing businesses. The 

area becomes entirely market driven. Land use regulations are modified to allow 

aggressive commercialisation of the area, and businesses dictate the process of 

development. 

In such a concept plan, the City would limit improvements to environmental and social 

conditions. Environmentally, a dampened application of parks and recreation 

becomes the major focus. Essentially, only those areas that the City can not develop 

are conserved for environmental purposes. Improvements to the corridor, for 

example, are carefully weighed against 1) how this w i l l impact economic strength; and 
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2) how this w i l l promote economic development. While this approach marginally 

improves the social planning, it does nothing for encouraging any type of 

environmental stewardship. As well better sidewalks, paths, and mix of entertainment 

venues are weighed against their abilities to assist economic improvements. Further, 

the increase of commercial land use districts and strengthening of the stock of surface 

parking is seen as a necessary for improved economic vitality. Still, the City would 

design surface parking and implement technologies that would prevent criminal or 

deviant activities and reduce contaminants entering ground water. 

Socially, this type of planning limits the involvement of the City in providing social 

programmes. Essentially, if Healthy Communities and other initiatives arise, the 

developer uses it as a further amenity. Still, these initiatives are carefully orchestrated 

to show a social awareness without demonstrating a social responsibility. Further, the 

City and developers avoid programmes and initiatives that might encourage the 

participation and presence of marginalised sectors of society. 

Clearly, a better integration of foci was needed. In-an-of-themselves, none of 

variations was wrong. Environmentally, through the Waskasoo Park Master Plan, the 

Downtown West has a tremendous asset in the linear park. This is easily improved by 

increasing biodiversity, and strengthening the riparian zone. The type and extent of 

development i n the Downtown West has also produced numerous side effects that 

require environmental remediation. Various clean-up projects are needed. As well, a 

social planning concept would improve various conditions for downtown residents, 

marginalised persons, and special needs groups. Finally, the City needed a 

revitalisation of its downtown. The existing Downtown West is under-utilised for its 

riverfront potential. Several of the businesses are inappropriate for the economic 

future of the downtown. Pursuing a strong economic focus would improve numerous 

issues. 

Each of the three variations of integrative planning were considered and rejected. 

Rejection came not because of inappropriateness, but because of incompleteness. 

The final concept (as discussed) attempts a more equitable balance of the three 

planning foci. A strong attempt was to diminish the extreme aspects of each foci while 

maximising the positives. 

Still, the plan does leave open a clearer analysis of the planning concept. Firstly, a 

wider use of public participation is necessary for a design solution. Admittedly, the 

consultation was limited and constrained by logistical and timing limitations. Further, 

the consequences of such limitations means that a truer picture of receptivity would 

emerge as more interests are surveyed and consulted. 
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Secondly, further research is needed in determining various environmental, social, 

and economic conditions. Is, for example, the riparian zone is a state of crisis? Are 

homelessness and other social indicators are the rise and i n need of immediate 

attention? Can the Greater Downtown support itself, while taking on the needs and 

competition of a new downtown area? While it is wrong to take a wait-and-see 

approach to determining any of these questions, it is important to act cautiously. Each 

of these areas of concern needs careful attention to make sure the solutions are 

appropriate. 

Thirdly, before the concept can move to firm design, research is necessary to 

determine how the redevelopment process wi l l proceed. The implementation process 

in this concept is more of a thumbprint than a detailed phasing strategy. The City w i l l 

need to establish design criteria that promote proper redevelopment. 

6.5 FUTURE RESEARCH 

In all areas of integrative planning, the most important need is determining actual 

conditions. However, in addition to the aforementioned areas, there are other 

implementation needs for future research. 

6.5.1 Environmental 

• Is the environment / ecology in a state of crisis, safety, or decline? 

• What types of technologies are possible / plausible? 

• What types of irtfrastructure changes could / should occur? 

• What wi l l happen as redevelopment occurs, and how should the City prevent 

and/or mitigate the negative impacts? 

6.5.2 Social 

• What strategies should be used to encourage more people and interest groups to 

be involved i n the redevelopment? 

• What are the socio-economic impacts of redevelopment and what strategies w i l l 

prevent and/or mitigate the negative impacts? 

6.5.3 Economic 

• What types of business need their current locations and how can they remain in 

the area? 

• What wil l happen to businesses as redevelopment progresses and what 

strategies will prevent and/or mitigate the negative impacts? 
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• Are existing heritage resources properly used? Should more sites be added to 

the inventory? Should some sites come off the inventory? W i l l current and future 

resources remain viable and useful? How can the City guard the usefulness and 

appropriateness of current and additional sites? 

• Certain land uses (i.e. the various works yards, the power lines, Alpha Dairy, etc.) 

are no longer appropriate for the downtown. Relocation studies are needed to 

discuss the options for relocation and redevelopment. 

Image 6.1: Creating community is the result of creating safe places for people to 
interact. This image from Bryant Park i n New York City is an example of 
community that is formed when conditions are made conducive. Until only 
recently, Bryant Park was one of New York's worst parks. With innovative 
community capacity, awareness, and stewardship programmes and a special city-
wide park improvement initiative, Bryant Park (amongst others) was turned into a 
success story for community development and interaction. 
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A P P E N D I C E S 

A P P E N D I X A (INTRODUCTION) 

The flow chart below summarises the research process. 

Statement of Problem 

M E - T J - l ^ P t f L#<;Y FU ? \ \ / C L I A R - T 

} { 
Use of Integrative Planning for a 
Redevelopment Concept Plan. 

Background Research 4 

• What does this Approach Mean (to 
the City, area, people)? 

• What are the Origins of Integrative 
Planning? 

• What are the Components of 
Integrative Planning? 

• Can Traditional and Integrative 
Planning be Merged? 

• How is the Approach Monitored? 

Key Informant Interviews 
Key Informant Interviews to Gain 
Insight for Redevelopment a Concept 
Plan 

Comparative Projects 

• Aspects within Integrative Planning 
that regard: 

• Brownfields Redevelopment 
•> Transportation Planning 
• Community and Social Planning 

Selection of Case J 
1 

Red Deer, Lethbridge, Brandon, Abbotsford, 

Application* I Alberta Alberta Manitoba B.C. 

Data Analysis 

• Interpretation of Documents, 
Photographic Evidence, and 
Interviews 

• Comparison of Proposed 
Redevelopment Concept with 
Precedent Materials 

Development of 

Redevelopment Guidelines 

• Application of Data to Case 
Application 

Recommendations 

Table A.l: Methodology Flow Chart 

• Publication of Final Development 
Guidelines 
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A P P E N D I X B ( C H A P T E R 2 - P L A N N I N G PRINCIPLES) 

Material in this appendix pertains to text within the Planning Principles chapter. 

B.l Rational Comprehensive Planning Model (RCPM) Theory 

The RCPM is a normative theory of planning, relying heavily on a utilitarian ethical 

theory (Harper and Stein, 1995). Forester (1993) notes that actions are a reflection 

and representation of values; a position of preference over alternative possibilities; a 

set of preconceived notions; and, therefore, no theories of plaiming are purely 

neutral. Hendler (1995) also argues that planning can not be of and for itself; that 

some integration of planning and ethical decision-making must exist. Forester's 

position and Hendler's argument confront utilitarianism on the grounds of social 

values. Utilitarian theory suggests that the right course of action is the one that 

produces the highest level of success and "maximises the sum total of whatever is 

intrinsically good - usually happiness or well-being" (Hendler, 1995, 14). Therefore, 

the attraction in utihtarianism - and therefore the RCPM - is that to achieve the purest 

form of intrinsic good, the planner need only aspire to what the greatest population 

values. Shefer and Kaess (1990) add, "the extent to which groups are favourably 

affected by a given scheme w i l l in turn increase the chances for its acceptance and 

implementation" (107). 

This was the greatest criticism of the rational comprehensive planning model: the use 

of utilitarian economics placed the planner in a position of deteraiining what was in 

the best interest of the public, without the necessity of public consultation. More, it 

enabled the manifestation of what McConnell (1985) saw as the goal for planners: 

"the ideology of wanting to control" (58). Citing Anderson (1979) and Friedmann 

(1987), Harper and Stein (1995) assert that rejection of the RCPM was partially the 

result of utihtarianism not being able to represent adequately marginalised minority 

and special needs groups. 

What frequently resulted from the rational comprehensive planning model (RCPM) 

was social good that only benefited particular sectors of society. Perloff (1985) noted 

that it is difficult and nearly impossible to effect change unless there is common 

understanding amongst all parties as to the necessity for change. He applied this 

reasoning equally to all arenas of decision-making including cleaning up rivers, 

improving mass transit, or slum clearance. The RCPM's propensity for encouraging 

unilateral decision-making lead to its greatest criticism. In another instance, Burns 

and Friedmann (1982) noted the social recourse to the duplicity of the L.B. Johnson 

Model Cities Program, a centrepiece programme of Johnson's Great Society ideal. 

While the programme did put unprecedented financial resources to inner city 
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programmes and projects, it fuelled equally unprecedented suburban sprawl. 

Ultimately, the Model Cities Program was responsible for deep ghettoization of 

American cities, a leading cause of the ci v i l unrest and riots of the mid-to-late 1960s. 

During the period from the late 1950s to mid 1960s, numerous Canadian cities hired 

consultants to prepare extensive urban renewal plans similar to those in the United 

States. As four projects33 of that era demonstrate, the formula was similar in each 

case: identify areas as "problems," suggest a course of eradication, replace with 

what seems appealing to decision-makers. Usually, the result was wholesale 

removal of a neighbourhood for future redevelopment. 

The film, Remember Africville. tells the tragic account of Canada's most notorious 

urban renewal scheme. Until the 1960s, when city planners demolished it, Africville 

in Halifax, Nova Scotia was a thriving community of about four hundred descendants 

of American slaves. For around one hundred years, residents owned land, kept jobs 

outside the community, and participated in self-established subsistence fishing and 

farming. While it was home to only a few of Halifax's Blacks, its very tight community 

life, family values, and church-oriented sociology promoted a haven for those 

needing privacy from the racism outside Africville's boundaries. 

Africville began experiencing racial discrimination shortly after it began. City 

officials, recognising no value for the land, and considering it a squatter settlement 

located the City's worst land uses adjacent to the community. Further, the City 

rejected residents' basic services of sewage and hghting, and encouraged vile 

industry to locate within close proximity of the community. Additionally, the refusal 

to establish fire and police protection allowed illegal businesses to infiltrate the 

community. 

The advent of urban renewal programmes allowed planners a convenient remedy for 

what was widely known as the worst example of slum conditions in Canada. 

Demolition of homes, the church, and businesses to make room for new settlement 

occurred without notice and often at night. Social planners, promising new housing 

elsewhere in better neighbourhoods as well as economic security and social 

integration, convinced the City and residents of the wisdom and long-term value of 

the urban renewal programme. The City, however, carried through on virtually none 

of these promises. Many of the former community members still live in "temporary" 

housing, sense of community is destroyed, and most former residents are 

economically in worse condition now than before. Additionally, the loss of the 

network of community and family values is still producing cumulative effects, as 

many of the former residents complain of feelings of social disenfranchisement. 
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Today, the area on the Bedford Basin that was AMcville is an under-utilised park. 

However, as Kaplan (1963) remarked at the time, urban renewal was "at its root, a 

political question ... Those whose interests are affected adversely by a project 

[needed to be] bypassed, accommodated, or persuaded to weaken their opposition" 

(4). Therefore, while programmes like L.B. Johnson's "Great Society" concept 

funnelled resources into inner-city programmes and projects, Kaplanian wisdom 

eroded the good by forcibly altering the social fabric of inner-city communities to 

make room for highways projects, suburban sprawl, and slum clearance. As noted 

earlier, the frustrations of minorities erupted in the urban riots spanning 1965 to 

1968. 

APPENDIX C (CHAPTER 3 - KEY INFORMANT INTERVIEWS) 

Material in this appendix is the interview and opinion poll questions referred to in the 

Key Informant Interview chapter. Also given is a list of the participants and their 

organisation. The first questions were used in the initial round of interviews. 

These statements were used in the opinion poll that concluded the key informant 

response phase of the research. 

Standard Interview Questions 

1. How should the downtown revitalisation and riverfront development project 

seek to attract new development/investment? Please elaborate on the 

successes and challenges of your marketing plan. 

2. If you could choose what you would want at a waterfront (in built form), what 

would be your three wishes? 

3. In your opinion, given the concern for protecting downtowns, is the present 

trend of commercial development (Big Box) the right thing for this site? 

4. What strategies should be used to compete with the discount department stores 

and/or suburban malls? 

5. What is the best way to harmonise/develop co-operation amongst competing 

downtown interests, and how has this folded into developing a "unifying 

message" of the downtown? 

6. Some cities use a "Healthy Communities" approach to getting residents 

comfortable with participating in community building activities. In your public 

participation process, do you find people have the demonstrative willingness to 

be involved with their communities, their neighbours, and the political process? 

Table A. 2: Standard Interview Questions 
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S t a n d a r d I n t e r v i e w Q u e s t i o n s ( c o n t i n u e d ) 

7. Some cities speak of a fresh start approach to combat employment, education, 

and homelessness conditions in the downtown. Can you comment on this 

process trend and its relative success? What issues should be expected to 

encounter? 

8. Events and improvements in the downtown often mean negative impacts (i.e. 

traffic, parking, the displacement of downtown residents, etc.) for neighbouring 

areas. What steps should be taken to mitigate these impacts? 

9. How would you recommend attracting people into the downtown on evenings 

and weekends? 

10. Downtowns often have the perception of being unsafe. How do you combat 

against the perception (real or perceived)? What measures should be taken to 

improve personal and property safety in the downtown? Please elaborate on 

the success of police presence, safety audits, "business watch" and other 

initiatives. 

11. How do you protect the Figure of a healthy downtown and riverfront area? 

12. What were the three most daunting challenges you faced in implementing your 

project? How did you seek to overcome them? To what extent are they still 
present? 

These statements were used in the opinion poll that concluded the key informant 

response phase of the research. 

Opin ion Poll 

Part One 

1. When creating nodes of commercial activity, it is important to assemble 

activities that support each other, rather than having homogeneous nodes (i.e. 

restaurants, theatres, shopping, and nightclubs vs. only restaurants). 

2. Development in the downtown has a better chance of success if it includes 

competition (i.e. several similar restaurants in close proximity wi l l have better 

success than several similar restaurants spread out over a large area). 

3. An area's unique sense of place is not an overnight process, but one that 

requires growth and evolution, perhaps requiring several decades of gradual 

change. 

4. Preserving and respecting an area's heritage is important to understanding the 

forces that produce sense of place. 
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P a r t O n e ( c o n t i n u e d ) 

5. Providing and properly mamtaining open areas, plazas, and open air malls with 

convenient places to rest and relax encourages people to interact with each 

other, and reduces the tensions between people. 

6. A commercial area made up of varying shops, sidewalk cafes, and places to 

discover breeds a sense of intrigue and willingness to visit and linger. 

7. Well-lit, landscaped, and protected open walkways, even in commercial areas, 

is important to creating a sense of enjoyment and appeal for users. 

8. Estabhshing a sense of safety and security is made easier by having patrols of 

business association workers, meter checkers, and other marked individuals 

(not necessarily the police). 

9. Planning for issues of environmental preservation should be of high priority 

when redeveloping an inner city area. 

10. Planning for issues of environmental preservation should be of high priority 

when redeveloping a waterfront area. 

11. Planning for woodlots, riverfront zones, and other naturalised areas should 

involve biodiversity and opportunities for public awareness. 

12. Allowing limited impacts to environmental areas is allowable if new 

development contributes actively to restoring and protecting areas of greater 

need. 

13. Concerns over the potential environmental impacts of underground 

infrastructure should be considered important planning and management 

decisions. 

Part Tw<? 

1. Public sector goals are more important to redevelopment than private sector 

goals. 

2. Positive community attitudes toward redevelopment are necessary to the 

success of redevelopment projects. 

3. Emulation of successful projects elsewhere is important for success of a 

redevelopment project. 

4. In a redevelopment project, looking to long-term social, economic, and 

environmental gains should be more important than satisfying short-term 

political gains. 

5. When evaluating the success of a redevelopment project, the context of long-

term strategies should outweigh short-term gains. 

Table A.3: Opinion Poll 
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These are the key informant participants and their organisations. 

Participant P o s i t i o n O r g a n i s a t i o n 

Lowell Hodgson Director City of Red Deer, 

Community Services Div. 

Colleen Jensen Manager, Social Planning 

Department 

City of Red Deer, 

Community Services Div. 

Greg Scott Community Development 

and Planning Co-ordinator 

City of Red Deer, 

Recreation, Parks and 

Culture Dept. 

Grant Moir Biological Services 

Coordinator 

City of Red Deer, 

Recreation, Parks and 

Culture Dept. 

Tony Lindhout Senior Planner Parkland Community 

Planning Services 

Nancy Hackett Planner Parkland Community 

Planning Services 

J.S. Qim) Robertson Park Naturalist Waskasoo Park, Kerry 

Wood Nature Centre 

Diana Rowe Manager Red Deer Downtown 

Business Association 

Phil Pearsall Manager Red Deer Visitor and 

Convention Bureau 

Lloyd Meadows Developer Century 21/Advantage 

Commercial 

Bil l Ramji Chief Executive Officer F.F. Base Management 

Corp. (Carnival Cinemas) 

John Hull Architect John Hull Architect 

May Johnson Manager Sentinel Self-Storage 

G.A. (Toby) Lampard Director Santo Property 

Management Inc. 

Deb Walker Administrator Brandon Riverbank Inc. 

Tim J. Creelman Planner City of Calgary 

Bob Harri Planner City of Lethbridge 

Elizabeth Sweatman Planner Centre Venture, Winnipeg 

Tom Fred Planner City of Winnipeg 

Doug Clark Executive Director Downtown Winnipeg BIZ 

(Business Improvement 

Zone) 

Wayne Copet Executive Director Exchange District 

Downtown Business 

Association (Winnipeg) 

Paul Jordan Executive Director Forks District Downtown 

Business Association 

(Winnpeg) 

Andrew Wallace Development Coordinator Forks North Portage 

Partnership (Winnipeg) 

M. Gary Hilderman Architect Hilderman, Thomas, 

Frank, Cram 
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A P P E N D I X D ( C H A P T E R 4 - C O N C E P T P L A N ) 

D - l I n - d e p t h S i t e A n a l y s i s 

The first part of the description generates background knowledge of the concept 

plan area and provides an understanding of the physical conditions. This activity is 

sometimes referred to as producing a site "profile" or "programme" (Rubenstein, 

1980) to achieve a harmony of aesthetic and physical environments (Thomas, 1996). 

According to Thomas, the aesthetic includes "ecologically valuable features such as 

mature vegetation, ponds and streams and natural meadows" (55). The physical 

environment includes "the site layout, the form[s] of [structures], the materials used 

externally for the ... landscaping" (55). 

Thus, a profile is essentially a site analysis. While the work of the planner may 

include structuring the ultimate use and design of the site, Rubenstein (1980) argues 

that the planner must understand how various improvements wil l interact with the 

immediate and neighbouring sites. A thorough analysis is necessary. 

The site analysis covers natural, cultural, and aesthetic factors. Unfortunately, 

aspects of this analysis are somewhat limited by the detail of information available. 

For example, very little work has occurred in Red Deer to produce a detailed 

inventory of environmental and natural features in the downtown. Consequently, 

certain information is an extrapolation of processes, features, and species existing in 

nearby and neighbouring areas of the city. Also, the City is unable to provide 

detailed information on certain downtown soil qualities. Again, extrapolation is 

required to estimate what these qualities may mean to other natural features. 

Extrapolating qualities relies on understanding soil composition. 

D-l.I Natural Fa clori 

P h y s i o g r a p h y a n d H y d r o g e o l o g y 

The concept plan area contains no significant landforms. 

The topography of the concept plan area is a large flat surface. A slight downward 

slope northward results in the top of the concept plan area being ten metres lower 

than the bottom of the concept plan area. This is very gradual and hardly noticeable. 

At its highest point, the concept plan area is twelve metres above the river elevation. 

This decreases to two metres above the river elevation. 

The Red Deer River is described as a "single channel characterised by several 

regular, irregular, and tortuous meanders" (Waskasoo Park Inventory, 23). The area 
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through the Downtown is "nearly straight with several well-developed pool and riffle 

sequences, and mid-channel islands" (23). The bottom of the river valley is 24 to 30 

metres below the uplands and the average width of the top of the valley is 1.6 

kilometres. The gradient through the Downtown is shallow with significant 

meandering. 

The Red Deer River receives its water from snowmelt and summer rains. This means 

that streamflow fluctuations can be frequent and extreme. Generally, there are two 

peak annual river stages. The first period occurs in late March/early A p r i l . This is 

from snowmelt at low elevations. The second period occurs in May and June as 

snowmelt from higher elevations enters the system. Ice jam floods are localised to 

the area of the ice jam, while summer floods are widespread and result from regional 

fluctuations in precipitation volumes and rapid snowmelt at extremely high 

elevations. 

Floods have occurred at various times. Since 1913, there have been ten major ice 

jam floods. Since 1915 there have been eleven major summer floods. The highest 

ice jam flood occurred in 1943. The highest summer flood occurred in 1915. Both of 

these events seriously affected the Downtown area of the river. While both floods 

did extensive damage, the flood of 1943 was the most destructive. Since then, the 

Downtown has survived smaller floods. The current flood hazard is one in one 

hundred years. 

Springs in the Red Deer area are cool, averaging around five degrees Celsius. They 

are classified as contact springs. This type of spring exists between two layers with 

contrasting permeability. One material w i l l be an unconsolidated material such as 

gravel, while the other w i l l be sandstone, shale, or some other material. Many of the 

Red Deer springs are seepage springs where water oozes out between the two layers 

(Waskasoo Park Inventory, 28). This is often seen where the layers are exposed 

through some type of erosion process. The low flow of discharge is explained by 

regional permeability of materials being moderate, the natural slope of terrain is 

slight, and the supply of water for recharge is minimal (28). 

The surface water conditions are associated with a complex groundwater network. 

This generally trends from uplands to lowland areas. The downward transferral 

continues until the water meets an impermeable substance. At this point, the water 

travels in a horizontal plain. (28). Because of the movement of groundwater, and 

because the Red Deer River cuts down through several layers of variously permeable 

material, sloughing along the river bank is common. This is also accelerated by 

quarrying and other historic activities along the riverbank. Throughout the Concept 
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plan area, groundwater was detected at between 2.8 and 6.8 metres (UMA 

Engineering, February 1991, 3.3). 

Soils 

Evaluation of the Concept plan area soil materials is very difficult. The entire area 

has been fully developed since the early 1900s. Consequently, there is much 

restriction on judging the condition of the soil. Indeed, because the area has 

traditionally been seen as possessing little potential for agricultural or horticultural 

activities, the City has done little to verify the condition and composition of the 

Concept plan area soils. Also, because the area is so heavily disturbed by hard 

surfaces and the City has a well-established drainage programme, there is little 

concern over high water tables and soil permeability. 

With this in mind, the Waskasoo Park Level III Natural History Inventory (1984) makes 

several points worth noting. Firstly, most of the soils in the Red Deer area have 

developed through deposition processes. Materials settle as lakes dry out. 

Likewise, streams and rivers deposit materials along their banks. Winds pick up, 

carry, and deposit various particles of materials. A l l of these materials are eventually 

covered by grasslands. In Red Deer, these soils range in content from over 7 0 % silt 

to between 5 0 % and 7 0 % sand. 

Secondly, transition soils indicate that woody vegetation invaded the wooded upland 

areas perhaps within the past several centuries. Due to leaching of nutrients from 

upper soil layers, the fertility of these soils is reduced. Finally, along the river valley 

bottom are very young soils that show little evidence of horizon stratification. This 

indicates that they are less stable and experience constant reworking and reflooding. 

Overall, geotechnical reports of the Concept plan area and surrounding areas 

indicates the soil has a composition of topsoil, f i l l , silt, clay, clay tills, and sands and 

gravels (Hardy and Associates, 1981 and UMA Engineering, 1991). In borehole 

testing, UMA Engineering found "2 - 3m of silt and silty sand overlying 

approximately 2.5m of gravel over siltstone bedrock" (UMA Engineering, November 

1994, 3.1). At times and within the silty sand, UMA Engineering found thin layers of 

coal. 

Clays and hard shale bedrock was encountered at depths between 3.7 and 4m. 

Native gravels fluctuated i n depths between 1.2 and 1.8m. As well, chunks of brick 

and organic materials were found in various locations at 0.2 to 2.3m below grade. 

Hardy and Associates (1981) found silts to have a water content of between nine and 
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thirty-two percent. Clay and clay ti l l was measured to have a water content of 

between four and forty percent. 

An earlier geotechnical report of Hardy and Associates (1978) indicated that the soil 

composition of the Concept plan area is susceptible to sloughing and mass wasting. 

To mitigate these effects, Hardy and Associates recommended a revegitation 

process. Still, the report indicated that "sloughing w i l l be minor and w i l l not 

endanger the overall stability of [slopes]" (Hardy and Associates, 1978, 8). 

Vegetation and Wildlife 

There is very little remaining of the area's natural vegetation. Most species that exist 

in the concept plan area are invasive species. 

According to the Waskasoo Park Level III Natural History Inventory, Red Deer is 

located in the Aspen Parkland. This area covers roughly 1 0 % to 1 5 % of Alberta, 

approximately 60,000 square kilometres. Frequently, this Parkland is seen as a 

transition zone between the forests of the Rocky Mountains and the prairie 

grasslands. While it is mainly confined to Canadian plains, its distinctive 

characteristics and area qualify it as a distinct natural region. As a Parkland, the area 

is not continuously wooded or extensively grassland. Instead, the Parkland is a 

mixture of clearings, woodlots, and wetlands. Human intervention has altered the 

Parkland substantially, transforming much of it into a vast clearing. Nevertheless, 

where conservation is practised much of the Parkland atmosphere is preserved. 

This region is important for its biological diversity. It is a large transition zone 

comprised of numerous smaller transition zones. Consequently, there are numerous 

habitats for wild species of plants, animals, and fowl. For example, historically, a 

large proportion of the North American duck population is supported by the 

Parkland. As well, it is common to find the plant and animal species of other regions 

flourishing in the Parkland. Indeed, Deer and Moose are frequently reported along 

the Downtown reach of the Red Deer River. 

Productivity of the soil has resulted in the loss of much of the Parkland. Agricultural 

activity is very prosperous in this region, ranging from grain to livestock operations. 

Consequently, Aspen Parkland features are progressively relegated to upland areas 

and river valleys. In the river valleys, the habitats are cooler and moister, and there 

is an abundance of coniferous trees and Boreal Forest or Foothills species. 

Unfortunately, the Waskasoo Park Level III Natural History Inventory (1984) covers 

most of Red Deer, yet completely avoids the Downtown West. Indeed, even 

extrapolating the conditions and species of the Bower Ponds and Great Chief Park to 
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the Downtown West is hampered by the intervention and disturbance of that area by 

various earlier uses. Information gathered from the City's Urban Forestry branch has 

revealed that the only real plausible vegetation and wildlife restoration programme 

is one that encourages the reintroduction and preservation of common Aspen 

Parkland species and habitats. 

Climate 

The Waskasoo Park Level III Natural History Inventory (1984) classifies the Red Deer 

region as humid continental with cool summers and no dry season. During winters, 

the region is prone to deep arctic air masses. Due to the barrier conditions provided 

by the Rocky Mountains, a rainshadow effect provides the cool overall climate. 

Temperature norms range from -15.1 degrees Celsius in January to 16.5 degrees 

Celsius in July. During June and July, temperatures can soar to 37.2 degrees. In 

December, temperatures can plummet to -50 degrees. Overall, the mean daily 

temperature is 2.0 degrees to 2.6 degrees. 

Average annual precipitation is 326.6 to 334.8 mm of rain and 130.1 to 138.9 mm of 

snow. When all precipitation is converted to a rain equivalent, the annual average 

precipitation is 459.8 to 463.5 mm. June and July produce the most precipitation, 

each with typically 12 to 14 days of rain. Thunderstorms generally produce the 

heaviest rainfall. November and December account for the driest months. January 

accounts for the snowiest month. While September to A p r i l is considered the snow 

season, Red Deer has recorded snow in all months except July. Although the rain 

season is March to November, Red Deer has recorded rain in all months. Finally, 

evapotranspiration accounts for between 500 and 550 mm per year. 

Hail is a serious climatic condition in Red Deer. Storms are more frequent in Red 

Deer than anywhere else in the province. The hail season generally runs from June 

to August, with July being the peak month. Most major hailswaths originate in the 

Rocky Mountain House area and have an average duration of ten minutes or less. 

Hailstones are not typically large, ranging from .4 to 1.2 centimetres in diameter. 

Although severe, hail activity is moderately reduced by a Provincial programme of 

cloud-seeding. This has reduced size, intensity, frequency, and scale of storms and 

their propensity to do damage. 

Prevailing wind direction is from the south and west. Average speed is 15.7 km/h, 

with May being the windiest month (av. 18.2 km/h). Conversely, August is the 

calmest month (av. 14.1 km/h). Northwesterly winds are the strongest. Hourly wind 

speeds have been recorded at 103 km/h, with gusts up to 137 km/h. These occur in 
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June. "Winds from the south and west are associated with warmer weather, while 

winds from the north are related to arctic masses" (Waskasoo Park Inventory, 4). 

On average, Red Deer receives 103 frost-free days. The last frost day is usually in 

late May, while the first frost day is i n early September. However, Red Deer has 

recorded frost as late as July 1 and as early as July 17. Records also show the shortest 

frost-free period being 47 days and the longest period being 142 days. 

D-1.2 Cultural Factors 

E x i s t i n g L a n d Use P a t t e r n s a n d D e v e l o p m e n t N u i s a n c e s 

The concept plan area is combination of public and private land ownership. Map 1 

shows the land owned by the City of Red Deer and the land in private ownership. 

Map 2 shows the general land use of the concept plan area. Immediate and 

surrounding industrial and commercial land uses comprise all scales and intensities 

of activities. The distribution of commercial and industrial activities is similar 

throughout the concept plan area. Density is low. Residential land use is extremely 

limited with only one known example. The example is one of commercial/residential 

mixed-use. The example occurs on Forty-fifth Street with direct frontage on the river 

valley. A second similar project is expected to occur within the next six-month 

period. It w i l l neighbour the first project and wi l l also have direct frontage on the 

river valley. New and established residential development borders the concept plan 

area on the South and Southeast edges. 

Map 3 shows several of the development nuisances of the concept plan area. These 

range from power lines to auto recycler faculties. High profile visual nuisances 

include the municipal yards, the power relay station, and the large agricultural 

supplies yard. Auditory and safety nuisances are provided by the major roads that 

border and traverse the concept plan area. The steep bank of the river, and the 

darkness of the pedestrian path under Taylor Bridge present pedestrian hazards. 

A very important development nuisance is in the City's major infrastructure. Skirting 

the edge of the river, roughly 10 metres back from the riverbank, is a major water 

main to supply water to residential areas south of the Concept plan area. 

Map 4 places the major shopping facilities, commercial core, residential areas, 

churches, schools, parks and playgrounds of the Greater Downtown to illustrate the 

need for better connectivity. 
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Dedicated trail and pedestrian amenities are essentially limited to the Waskasoo 

Park Trail System that skirts the river's edge of the concept plan area (Map 4) and the 

converted CPR Bridge. The trail system section along the edge of the concept plan 

area is a narrow, well known, yet poorly improved trail, whose more significantly 

improved and used section is located across the river. Connecting the parallel trail 

sections at the north end of the concept plan area is the CPR Bridge. This is a fully 

converted pedestrian link. There is no connection at the south end of the concept 

plan area, though there is a vehicular route that also serves as a pedestrian link at 

about mid-point of the concept plan area. A dedicated pedestrian link at the south 

end of the concept plan area is proposed. Except for a small and under-improved 

picnic area and open space, there are no parks or school facilities in the area. 

There is clear and distinct discrimination against pedestrian circulation in the 

concept plan area. At the major Taylor Drive intersection, pedestrian crossing is 

permitted at only one of four crosswalk zones. At Taylor Drive and Forty-eighth 

Street there is no legal or safe pedestrian crossing (Map S). 

Although the Concept plan area is well connected to the Greater Downtown by 

roads, there are also numerous visual barriers between the Greater Downtown and 

the Red Deer River. The most extensive of these barriers is the tall riparian 

vegetation. The riparian vegetation, while preventing visual appreciation of the 

river, is also an aesthetic improvement to an otherwise unimpressive downtown area. 

Traffic and Transit 

Access in the North is a convoluted series of one- and two-way routes. Access in the 

South consists of three poorly structured routes. In all cases, the access routes are 

remnants of the routes used prior to the relocation of the railway. The routes have 

never been reorganised for better circulation. There is some speculation the City 

may close or significantly alter several of the access routes and rationalise several of 

the internal routes. Alterations to the current Downtown West routes may also 

include existing arterial and collector routes outside the immediate concept plan 

area. As well, there may be a need for pedestrian link improvements. Map 6 also 

shows the public transit routes and major pedestrian routes for the Concept plan 

area. 
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D e n s i t y a n d L a n d Use D e s i g n a t i o n 

Dist. General Purpose 

A2 Environmental Preservation District 
• Protect environmentally sensitive land by restricting development to minimal and 

environmentally compatible uses. 

CIA Commercial (City Centre West) District 
• Facilitate the development of a unique area of land uses, which includes office 

and a combination of commercial, industrial, institutional, cultural and residential 
development. Generally, the land uses are to serve the City and the region, as a 
whole. This District is different from, and includes higher standards of 
development than, the C1 District. 

DC(3 

) 

Direct Control District Number 3 
• Provide for innovative developments, which in the opinion of Council, require 

special regulations unavailable in other land use Districts. This District is not 
intended to be used in substitution of any other land use District in this Bylaw that 
could be used to achieve the same results. 

• All land use concept plans in the District shall be evaluated on their merits by 
Council. 

• Council will establish the appropriate development standards. 

11 Industrial (Business Service) District 
*t* Provide for a limited range of light industrial, warehousing, storage, and 

industrial support services within the performance standards of subsection 66(1)', 
the operation of which do not create or emit noises, odours, fumes or other factors 
which are regarded as nuisances. In addition, this District will provide for certain 
other businesses which are incompatible in Commercial Districts. 

PI Parte and Recreation District 
• Provide land for parks and recreation areas and faculties for the use and 

enjoyment of the public at large. 

Table A.5 : Major Land-Use Districts for the Downtown West Concept Plan Area 

Density in the concept plan area is almost entirely commercial and industrial. There 

is very little residential development, and this development is poorly identified. 

Generally, the densities are low. 

Because the concept plan area is land use designated almost entirely commercial 

and industrial, the range of activities possible for the concept plan area is broad. 

Table 1 lists the general purposes of each land use district. Map 7 is a Land Use 

District map for the concept plan area. 

Socioeconomic Factors 

Within the City of Red Deer is a substantial need for public open spaces that can 

accommodate large assemblies of people. At the same time, the City does not have 

an area in the Greater Downtown, or along the river, that can function as a 

conference centre; neither is there a hotel facility that maximises the potential of the 

river as a natural amenity. 

180 



Appendices 

Residential development in the Greater Downtown is limited to low to medium 

density areas well away from the river. The City is hopeful of increasing residential 

density in the Downtown along or near the riverfront. Likewise, professional and 

commercial development in the Downtown West is growing and gradually displacing 

industrial activities. 

The City hopes to develop a concept plan for the Downtown West whose intended 

users are those groups and individuals who w i l l participate in the new activities 

arising out of the concept plan. In broad terms, these participants w i l l enjoy the 

entertainment, shopping, employment, and residential benefits of the new Downtown 

West. 

Population Factors 

Because there is no measurable population in the Downtown West, understanding the 

demographics of the Concept plan area requires an analysis of surrounding 

neighbourhoods. Ten neighbourhoods (Table 2) are used to express the conditions 

surrounding the Concept plan Area. Map 8 plots the surrounding neighbourhoods. 

> Fairview > North Red Deer > Central > Parkvale 

> Waskasoo > Woodlea > West Park > South Hill - East 

> South Hill - West > Mountview 

Table A.6: Ten Surrounding Neighbourhoods 

Of note in the analysis of neighbourhoods is shifting definitions. The City of Red Deer 

assigns neighbourhood names and boundaries. The City of Red Deer collects 

various types of data (total population; area; density; housing type, tenure, and age; 

etc.) for each neighbourhood. Statistics Canada also collects data on similar issues. 

However, for census purposes, Statistics Canada's and Red Deer's boundary 

definitions are not perfectly overlain. As well, from year to year, Statistics Canada 

boundaries change. Finally, Red Deer and Statistics Canada do not conduct census 

surveys jointly or on the same intervals. Therefore, it is very difficult to establish 

precise comparisons in data. 

Demographics of the population base surrounding the Concept plan area reveal 

several indicators (Red Deer Community Profile and Demographic Analysis, Feb. 

1996). Firstly, within the neighbourhoods themselves (Graph 1), young adults (15-

34) have a higher percentage in neighbourhoods to the north, south, and centre of 

Downtown. This is particularly obvious in South Hill - West and North Red Deer. 
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Graph 1: Age Distribution within Neighbourhoods (Red Deer 1995 Municipal Census) 

In both of these neighbourhoods, there is very strong pedestrian access to the 

Downtown nearby. The mature adult (35-64) population is roughly similar, with the 

highest percentage in the Waskasoo neighbourhood. Kerry Wood Nature Centre 

and excellent natural recreation sites are nearby. The Parkvale neighbourhood -

again, very close to the downtown - has the highest proportion of young seniors. 

Secondly, The citywide average of people under the age of forty is around sixty-five 

percent (Graph 2). Most neighbourhoods come within ten percent of the citywide 

average, particularly in the Central and Fairview neighbourhoods where the average 

age is as close as one percent from the citywide average. The average citywide age 

is thirty-three years. Only one neighbourhood has an average age more than ten 

years outside this average - South Hill East. Most neighbourhoods have average 

ages within five years of the citywide average (Graph 3). Fairview and Central are 

among those closest the citywide average. The advantage of having a relatively 

young population in the Greater Downtown and immediately surrounding 
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neighbourhoods is that many of the ideals for downtown revitalisation are reflected 

in this age cohort's social values. 

Percentage of Population Under Fortu Years of Age 
(1995 Data) 

90% 

Central Fairview Mountview North Red Parkvale South Hilt - South Hill - Waskasoo West Park Woodlea Citywide 
Deer East West 

Nei^libourhoocls 

Graph 2: Percentage Under Forty Years (Red Deer 1995 Municipal Census) 

Average Ages 
(1995 Data) 

Central Fairview Mountview North Red Parkvale South Hill - South Hill- Waskasoo West Park Woodlea Citywide 
Deer East West 

Neighbourhoods 

Graph 3: Average Ages (Red Deer 1995 Municipal Census) 
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Densities play a large role in ensuring the success of a downtown revitalisation 

programme. Most research points to the need for high-density residential 

development in a downtown. The average of all surrounding neighbourhoods is 

slightly less than the citywide average. While most neighbourhoods hover within 

five persons per hectare of the citywide average (Graph 4), two neighbourhoods are 

well outside the average. Fairview, which is directly across the river from the 

downtown, more than doubles the average, while Central (Downtown) reaches 

slightly more than half the citywide average. Unless addressed, the relatively low 

density of residential development in the Greater Downtown w i l l cause economic 

and social problems for downtown revitalisation. The high numbers of density in the 

Fairview neighbourhood may address some of these concerns. Currently, there are 

two reasonably convenient pedestrian links to the Greater Downtown, and visual 

reconnaissance has revealed that both are well used in a l l seasons, although Taylor 

Bridge does present certain aesthetic and logistical challenges for pedestrians. 

Table 4 at the conclusion of this appendix provides a breakdown of neighbourhood-

by-neighbourhood housing statistics. 

Densities (Persons Per Hectare) 

(1995 Data) 

60 

Central Fairview Mountview North Red Parkvale South Hill South Hill Waskasoo West Park Woodlea Average Citywide 
Deer - East - West Average 

Neigktourlicods 

Graph 4: Densities (pph) (Red Deer 1995 Municipal Census 
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The employment status of the neighbouring areas is quite mixed (Graph 2). There 

are several areas - Parkvale, Waskasoo, and Woodlea - where employment numbers 

are low, possibly because of retired and other non-working groups. Moderate 

figures are shown for the South Hill and Mountview neighbourhoods, possibly 

because of student populations, senior and other non-working groups. Central and 

West Park have comparable high employment numbers. These may have some link 

to the number of apartments in the Downtown, and the fact that young employed 

people often locate in close proximity to their workplaces. 

Employment Status 
(1995 Data) 

HFull Time Female 
• Full Time Male 
• Part Time Female 
• Part Time Male 

Fairview North Red 
Deer 

Parkvale Waskasoo Woodlea West Park South Hill - South Hill - Mountview 
East West 

Nei&hLou rL oods 

Graph 5: Employment Status (Red Deer 1995 Municipal Census) 

For the City of Red Deer, census data indicates that the average family income 

between 1986 and 1991 increased significantly. However, while the 1986 average for 

Red Deer was higher than the national average, it was lower then the provincial 

average. By 1991, the disparity between Red Deer and the provincial average had 

increased and Red Deer no longer led the national average. 

Poverty is an important measure of neighbourhood capacity. Table 3 shows the 1991 

incidence of poverty in the neighbourhoods surrounding the Concept plan area. The 
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percentages are based on Statistics Canada low-income cut-offs. The areas of South 

Hill and Central Red Deer consistently show higher averages than the City and other 

surrounding neighbourhoods. 

Low Income 

Persons in 

Economic 

Family Units 

Low Income 

Unattached 

Individuals 

Total Low 

Income 

Persons 

Total 

Persons in 

Area 

Area # % # % # % # % 
Fairview, North Red Deer 1575 22.7% 360 5.2% 1935 27.8% 6950 100 % 

Central, Parkvale, Waskasoo, 

Woodlea 
1250 31.1% 620 15.4% 1870 46.5% 4020 100 % 

West Park 535 15.3% 150 4.3% 685 19.5% 3505 100 % 

South Hill 1095 41.5% 485 18.4% 1580 59.9% 2640 100 % 

Mountview 370 13.9% 140 5.4% 510 19.1% 2670 100 % 

Overall City 9895 17.6% 3035 5.4% 12930 23.1% 56105 100 % 

Table A.7: Incidence of Low Income Individuals (Statistics Canada-1996) 

In comparing the type of movement there is a dramatic shift in origins. Five-year 

immigration statistics™ show the Central neighbourhood to be receiving the highest 

percentage of external migrants to Canada, while there is a fairly consistent split 

between neighbourhoods that indicate low, moderate, and no external immigration. 

In the one-year immigration statistics, the highest external immigrant group shifts 

Percentage ol Citu First Nations Population in Surrounca'ng Neighbourhoods 
(1996Data) 

4f /„ 

Total Number of Metis Status Non-Status Unknown 
Aboriginal People 

Population Type 

Graph 6: First Nations Populations (Statistics Canada-1996) 

186 



Appendices 

west of the river to Fairview. This seems to contradict many urban trends wherein 

new immigrants gravitate to a core and gradually move toward the periphery. 

The First Nations population is an important mix within the Downtown and 

surrounding neighbourhoods. Graph 6 presents the demographic breakdown of 

First Nations. While the Metis population is the smallest, all groups are within ten 

percent. Overall, the Downtown and City Centre have some of the lowest First 

Nations population. This is a significant contrast to most cities where the First Nations 

populations are typically highest in these areas. 

The City of Red Deer has identified trends which it feels will affect the future of the 

City. Several of these trends w i l l influence the Concept plan area. 

Family and Household Trends: 

1. The formation of households wil l continue to grow annually, yet w i l l not match 

that of the 1976-1986 period. Motives for buying w i l l be a greater mix of lifestyle, 

investment, life stage, home design elements, renovation, and affordability 

choices. 

2. Housing types w i l l change in response to the previously mentioned motives. As 

well, the size of households w i l l dictate the types housings. Demands for gated, 

condominium, neo-traditional, pedestrian oriented, mixed use, "heritage-style" 

housing w i l l increase. 

3. "Cocooning" is an increasing lifestyle choice. 

4. Family patterns of marriages, marriage types, size, and structure w i l l change. 

Social Trends: 

5. Red Deer's population of unplanned teenage pregnancies is proportionately 

high. 

6. Although the average population of Red Deer is younger than the provincial 

average, its elder population is, and wi l l continue to, grow. 

7. Demand for childcare is increasing. 

8. The disparity between the "haves" and the "have-nots" is increasing. 

9. Social, creative, cultural, outdoor, and sports activities continue to increase. 

10. Demand on volunteerism is increasing as social indicators increase. 

11. While Red Deer's overall crime rate is decreasing, concern over crime is 

increasing. 

12. First Nations populations are continuing to migrate to population centres. 

13. Immigrant populations are increasingly Asian and Latin American. 
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C ommercial Trends: 

14. The trend of "Big Box" stores is increasing as a preferred retail option. 

15. Transit services continue to be well used by a widening diversity of riders. 

Ridership exceeds comparable centres. 

Community Trends: 

16. Cottage industries and home businesses w i l l increase as workplace technologies 

and social ideals shift and advance. This wil l also include corporate 

decentralisation and restmcturing, telecommuting, and desk sharing. 

17. Niche and small communities are increasing on the City's periphery. There is a 

marked decrease of rural farming families, while non-farming rural families 

increase. 

18. Environmental awareness and stewardship is increasing. 

Map 9 illustrates the utilities within the Concept plan area. These utilities are: 

> Water Mains 

> Sanitary Sewer Lines 

> Storm Sewers 

The extent of development is such that a detailed description of each building is 

unnecessary. Instead, a Figure/Ground Map (Map 10) is prepared to locate existing 

structures. A n inventory is prepared in Appendix Two to list the approximate size, 

condition, and potential for removal. A range of Figures (Figures 23 to 33 at the close 

of the Appendix) provide a general understanding of the nature of the concept plan 

area built form. 

D-I..S Historic Structures 

Of the recorded historical sites in Red Deer, very few are located i n or adjacent to the 

concept plan area. Due to the nature of development in this area, those structures 

and land uses that do affect the concept plan area are typically industrial. 

Concept Plan Area Sites 

Site 1: Canadian Pacific Railway Station 

The station was built in 1910 i n the chateau-style of architecture. With the 

abandonment of the Canadian Pacific Railway from its downtown operations, 

D-l.3 U t i l i t i e s 

D-l.4 Figure/Groun d Asses smr.nl 
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the station sat empty. With renovations to the structure, the station now 

supports several professional offices including and architecture firm. 

Site 2: Canadian Pacific Railway Bridge 

The current bridge, built in 1907-08, replaced the original wooden bridge 

built by the Calgary and Edmonton Railway Company i n 1890-91. Due to its 

location, even during flood stages on the river, the bridge has suffered little 

damage. Over time, repair crews have replaced several of the steel girders. 

To commemorate this bridge and its predecessor, the City has erected 

interpretive signs. As well, since the railway's departure from the concept 

plan area, the City has altered the bridge to be a pedestrian link to the 

northern suburbs. The wooden timbers on the eastern bridge ramp may be 

remnants of the earlier bridge. 

Site 3: Alpha Dairy 

One of the oldest land uses in the downtown, the Alpha Dairy complex is a 

landmark on the landscape. Built in 1936 by the Central Alberta Dairy Pool, 

the landmark's founding co-operative was recently amalgamated with 

Dairyworld Foods. The corporation is now vacating the complex. 

Site 4: American Can of Canada Corporation 

This structure is no longer used for its original purpose. When it was built in 

the mid 1960s, the company made cans for Alpha Dairy. With changes in their 

operations, Alpha Dairy no longer required product from American Can. The 

structure was sold and adapted to alternative uses. Today, A&B Sound 

occupies roughly half the structure. Roughly one half is used by a bingo hall. 

The remainder is vacant commercial space. Combined, the structure is called 

"The Cannery District Mall". 

Adjacent Sites 

Site 5: Hugh Bower Ponds 

The site of the Hugh Bower Pond is directly across the Red Deer River from the 

Municipal Works Yard. From 1905 to 1916, this area the saw mill and mill 

pond of the Great West Lumber Company. Having sat unused from 1916 to 

1969, the City proposed that it should become the City's waste disposal area. 

This proposal was countered by the Red Deer Fish and Game Association, 

who suggested the City should convert it to a trout pond. The pond gained 

their name in honour of a long-time resident, farmer, and community 

recreation activist of Red Deer. 
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Site 6: Cronquist House 

The Cronquist House, now located in the Bower Pond Park, was built in 1910-

11 on the eastern escarpment south of the downtown overlooking the Red 

Deer River. Red Brick was brought to the site from the Piper Creek 

Brickyards. The house has since been made a municipal historic site. 

Site 7: Sandstone Quarries 

The first of two quarries lies on the southern edge of the concept plan area, 

adjacent to the river. Begun in 1891 by Henry Reinholt, it is the first 

commercial-scale quarry in the vicinity. Sandstone from this quarry was used 

for a number of prominent Red Deer structures, including St. Luke's Anglican 

Church and the Indian Industrial School. The second quarry lies some 

distance from the downtown. Although it was started eight years after 

Reinholt's, little is known of this quarry. 

Site 8: Red Deer Brickyard 

Although the company had ties with a number of Red Deer businessmen, very 

little is known of this brickyard. In January 1902, G.A. Love and E. Michener 

established the Red Deer Brick and Lumber Company adjacent to the 

Canadian Pacific Railway line. (The location of the brickyard is south of the 

concept plan area.) A year later, the company's name was the Red Deer Brick 

Company. It operated for only a few years and reached a maximum output of 

three million bricks per year. Bricks from this operation were used in various 

private, public, and commercial structures throughout Red Deer. 

Site 9: Buffalo Hotel (Figure 22) 

The initial structure of the Buffalo Hotel was built in 1912. A n addition was 

made in 1939. The structure stands as it d i d i n 1939. 

I) I /» Aesthetic Factors 

Pedestrian Access to the River 

Access to the riverfront is facilitated by a pathway system that links the Downtown to 

the rest of Red Deer. This system is a well-established urban greenway that connects 

the City with the Counties of Lacomb and Red Deer. In the Downtown portion of the 

greenway, a paved trail meanders along the river through areas of heavy and light 

vegetation, under various bridges, and past various forms of industrial land use. 

These conditions are not always aesthetically pleasing. 
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Although pedestrians are able to access the river directly on its opposing bank, on 

the Downtown West bank of the river there is no direct access to the river. This is 

partially due to the general riverbank conditions and partially due to significant 

elevation difference between the two riverbanks. Still, there is opportunity to 

develop several landings. A direct beach access point is possible at the extreme 

north end of the Concept plan area. 

Natural Features 

The topography and historic use of the Concept plan area is such that it has very few 

outstanding natural features. There are no rock outcroppings, ledges, boulders, 

lakes, bogs, or streams. The most obvious natural feature is the Red Deer River. It 

meanders through Red Deer, achieving an almost straight line past the Concept plan 

area. On either end of the Concept plan area, the river takes a significant bend that 

conceals the river course entirely. Therefore, looking in either direction, there is a 

sense of confinement and intrigue. 

Upstream, the river takes on the full sensation of an Aspen Parkland environment. 

The vegetation is thick and lush. The diversity of species - plant and animal - is 

wide. It is in this area that deer and moose are most likely to be seen. As well, there 

are various species of duck and geese. Downstream, the river enters an area where 

marshes and wetlands prevail. This allows species to migrate, find cover, feed, and 

rest before continuing on a migratory route. In both directions, because of the 

natural seclusion of the landscape, there is tranquillity and peacefulness. 

Surrounding the Downtown is an escarpment of about 20 metres. This creates a bowl 

effect. From aerial photographs and topographic maps, there is evidence that the 

river once meandered around the base of the escarpment. As well, across the river 

is the continuation of several hills and a pronounced escarpment. 

Roughly in the centre of the Concept plan area along the river is a prominent stand of 

trees. These trees provide habitat and food for numerous species. It is an important 

stand of trees and serves to protect the ambience of the pedestrian path. 

Vistas 

Through centuries of erosion, the river has cut below the top of its bank on the 

Downtown side. This has left a significant grade change between the Downtown and 

Bower Pond, as Bower Pond is slightly above the river elevation. The result is a 

commanding view of the river valley in either direction. 
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Visual Barriers 

With the exception of the high-tension wires, Taylor Bridge, and the historic CPR 

pedestrian bridge, there are no visual barriers (except tall trees) in or near the 

Concept plan area. 

Highly Focal Landmarks 

There are five very focal landmarks in the Concept plan area. Firstly, the Alpha 

Dairy chimney prominently stands out on the landscape. Unlike many similar 

landmarks, the clumney is an advertising pole for the company's presence in the 

community. Secondly, Canadian Superstore has built its trademark facade in the 

Community. This combines flagpoles, a large floorFigure structure with blank and 

imposing concrete exterior walls, and distinctive colouring. Thirdly, the corridor of 

high tension wiring pylons cuts a swath several metres wide through the Concept 

plan area. Fourthly, the Canadian Pacific Railway bridge, now a pedestrian link, 

anchors the north end of the Concept plan area. Finally, Taylor Drive bridge is a 

major thoroughfare through the Concept plan area. 

Image A l : One of several storm sewer 
outfalls for untreated runoff 
from the concept plan area. 
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Central 
% Ownership % Rental % Vacancy % Occupants 

Central To 
Group 

To 
City 

To 
Group 

To 
City 

To 
Group 

To 
City 

To 
Group 

To 
City 

Single Detached 3.71% 0.78% 2.85% 1.41% 2.76% 1.42% 3.35% 0.93% 

Multiplex 0.00% 0.00% 0.12% 0.06% 0.00% 0.00% 0.08% 0.02% 

Townhouse / Row 
House 

0.26% 0.05% 0.20% 0.10% 0.59% 0.30% 0.15% 0.04% 

Apartment 0.22% 0.05% 21.25% 10.54% 15.78% 8.12% 9.76% 2.70% 

Other 0.04% 0.01% 0.16% 0.08% 0.00% 0.00% 0.51% 0.14% 

Fairview 
% Ownership % Rental % Vacancy % Occupants 

Fairview To 
Group 

To 
City 

To 
Group 

To 
City 

To 
Group 

To 
City 

To 
Group 

To 
City 

Single Detached 10.84% 2.27% 1.48% 0.74% 0.79% 0.41% 5.56% 1.54% 

Multiplex 0.41% 0.09% 1.21% 0.60% 0.99% 0.51% 1.32% 0.36% 

Townhouse / Row 
House 

1.26% 0.26% 1.11% 0.55% 3.94% 2.03% 1.51% 0.42% 

Apartment 0.04% 0.01% 6.51% 3.23% 6.90% 3.55% 3.58% 0.99% 

Other 0.00% 0.00% 0.04% 0.02% 0.00% 0.00% 0.60% 0.17% 

Mountview 
% Ownership % Rental % Vacancy % Occupants 

Mountview To 
Group 

To City 
To 

Group 
To 
City 

To 
Group 

To 
City 

To 
Group 

To 
City 

Single Detached 19.27% 4.03% 2.04% 1.01% 1.38% 0.71% 9.62% 2.66% 

Multiplex 0.22% 0.05% 0.10% 0.05% 0.20% 0.10% 0.19% 0.05% 

Townhouse / Row 
House 

0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Apartment 0.00% 0.00% 0.12% 0.06% 0.00% 0.00% 0.06% 0.02% 

Other 0.00% 0.00% 0.04% 0.02% 0.00% 0.00% 0.04% 0.01% 

North Red Deer 
% Ownership % Rental % Vacancy % Occupants 

North Red Deer To 
Group 

To 
City 

To 
Group 

To 
City 

To 
Group 

To 
City 

To 
Group 

To 
City 

I Single Detached 4.08% 0.85% 1.68% 0.83% 1.97% 1.02% 2.81% 0.78% 

Multiplex 0.52% 0.11% 2.93% 1.45% 1.38% 0.71% 2.75% 0.76% 

Townhouse / Row 
House 

0.22% 0.05% 0.87% 0.43% 1.78% 0.91% 0.81% 0.23% 

Apartment 0.04% 0.01% 6.61% 3.28% 2.96% 1.52% 3.84% 1.06% 

Other 0.04% 0.01% 0.06% 0.03% 0.00% 0.00% 0.07% 0.02% 

Parkvale 

% Ownership % Rental % Vacancy % Occupants 

Parkvale To 
Group 

To 
City 

To 
Group 

To 
City 

To 
Group 

To 
City 

To 
Group 

To 
City 

Single Detached 3.42% 0.71% 2.00% 0.99% 2.56% 1.32% 2.63% 0.73% 

Multiplex 0.19% 0.04% 0.47% 0.24% 0.00% 0.00% 0.42% 0.12% 

Townhouse / Row 

House 
4.01% 0.84% 0.14% 0.07% 2.56% 1.32% 1.01% 0.28% 

Apartment 0.04% 0.01% 1.01% 0.50% 0.59% 0.30% 0.43% 0.12% 

Other 0.00% 0.00% 0.02% 0.01% 0.00% 0.00% 0.39% 0.11% 
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% Ownership % Rental % Vacancy % Occupants 

South Hill-East To To To To To To To To 
Group City Group City Group City Group City 

Single Detached 0.00% 0.00% 0.04% 0.02% 0.00% 0.00% 0.04% 0.01% 

Multiplex 3.94% 0.82% 5.44% 2.70% 9.27% 4.77% 4.90% 1.36% 

Townhouse / Row 
House 

0.00% 0.00% 6.73% 3.34% 2.37% 1.22% 2.77% 0.77% 

Apartment 0.00% 0.00% 0.08% 0.04% 0.00% 0.00% 1.03% 0.29% 

Other 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

% Ownership % Rental % Vacancy % Occupants 

South Hill-West To To To To To To To To 

Group City Group City Group City Group City 

Single Detached 1.30% 0.27% 1.80% 0.89% 1.78% 0.91% 1.42% 0.39% 

Multiplex 0.00% 0.00% 0.83% 0.41% 0.20% 0.10% 0.66% 0.18% 

Townhouse / Row 
House 

0.56% 0.12% 0.18% 0.09% 0.79% 0.41% 0.42% 0.12% 

Apartment 0.04% 0.01% 14.50% 7.19% 24.85% 12.79% 6.03% 1.67% 

Other 2.30% 0.48% 0.20% 0.10% 1.38% 0.71% 1.53% 0.42% 

% Ownership % Rental % Vacancy % Occupants 

Waskasoo To 
Group 

To City 
To 

Group 
To City 

To 
Group 

To City 
To 

Group 
To City 

Single Detached 3.68% 0.77% 0.81% 0.40% 0.79% 0.41% 1.92% 0.53% 

Multiplex 0.00% 0.00% 0.04% 0.02% 0.20% 0.10% 0.01% 0.00% 

Townhouse / Row 
House 

0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 0.00% 

Apartment 0.00% 0.00% 1.17% 0.58% 1.38% 0.71% 0.72% 0.20% 

Other 0.00% 0.00% 0.02% 0.01% 0.00% 0.00% 0.01% 0.00% 

% Ownership % Rental % Vacancy % Occupants 

West Park To To To To To To To To 
Group City Group City Group City Group City 

Single Detached 29.22% 6.11% 3.40% 1.69% 2.56% 1.32% 
15.13 
% 4.19% 

Multiplex 1.63% 0.34% 1.60% 0.79% 0.59% 0.30% 2.20% 0.61% 

Townhouse / Row 
House 

0.89% 0.19% 3.92% 1.94% 0.59% 0.30% 3.17% 0.88% 

Apartment 0.07% 0.02% 3.34% 1.66% 1.78% 0.91% 1.70% 0.47% 

Other 0.00% 0.00% 0.06% 0.03% 0.00% 0.00% 0.27% 0.08% 

% Ownership % Rental % Vacancy % Occupants 

Woodlea To To To To To To To To 
Group City Group City Group City Group City 

Single Detached 5.57% 1.16% 1.07% 0.53% 1.78% 0.91% 3.05% 0.85% 
Multiplex 0.11% 0.02% 0.14% 0.07% 0.00% 0.00% 0.14% 0.04% 

Townhouse / Row 
House 

1.15% 0.24% 0.08% 0.04% 1.38% 0.71% 0.27% 0.08% 

Apartment 0.00% 0.00% 0.93% 0.46% 0.00% 0.00% 0.48% 0.13% 
Other 0.04% 0.01% 0.02% 0.01% 0.00% 0.00% 0.05% 0.02% 
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E N D NOTES 

End Notes (Ckapter Two) 

While tannins are not considered dangerous conditions, excess tannins are indicators that erosion is 
reaching critical levels. 

" http://elmo.scu.edu.aa/sponsored/tcm^library/HTML/RIPAMAN.htm 

End Notes (Ckapter Three) 

" Calgary, Red Deer, and Lethbridge, Alberta and Brandon and Winnipeg, Manitoba 
1V A background private consulting study I conducted of various cities in Canada for Red Deer's recent 

Growth Management Strategy. The study was completed in July 1999. 
In this context, an incubator zone is a grouping of businesses that function in the same market, have 
similar clientele, and offer similar services. An entertainment incubator zone, for example, might have 
several restaurants that offer a similar dining experience. 

" A developer can impact an environmental area if the developer makes good efforts at repairing a 
different area. 

End Notes (Ckapter Four) 

" A heritage streetcar system is the most functional option of its type. From a functional perspective, it 
uses the same track gauge, switching and drive systems, etc. as a "modernised" system. Differences 
come in car design and construction. The "heritage" element allows a more Spartan interior. This is 
masked by attractive, yet inexpensive aesthetic details. Plus, the public is drawn to the cars as much by 
"warm" sensations as by belief in public transit ideals. 

End Notes (Ckapter Five) 

™ These labels apply only to this research. The City of Red Deer may choose to select alternative labels. 
™' Parkland Community Planning Service is an independent organisation contracted to the City of Red 

Deer to provide planning services. 
IX The corridor is detailed previously in the chapter. 
x Please refer to the Methodology for brief synopsis of selection criteria. 

End Notes (Appendices) 

M Rebuilding a City: The Urban Renewal of Greater Sault Ste. Marie, 1961; An Urban Renewal Study for 
Corner Brook, Newfoundland, 1962; The Making of a New Cornwall: An Urban Renewal Study, 1964; 
The Future of Timmins: An Urban Renewal Study, 1967; 

x" Statistics Canada. Neighbourhood Profiles of Red Deer, Alberta. Ottawa. 1996. 
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