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1.0 INTRODUCTION 

1.1 Area Location 

As illustrated on Figure 1 the plan area is comprised of one (1) quarter section of land, totaling 
+/- 65.0 hectares (160.6 acres).  The plan area is divided into four (4) parcels legally described 
as; SE ¼ Sec. 36-38-28-W4M; Plan 012 2816, Block 1, Lot 4; Plan 932 3029, Block 1, Lot 2; 
and Plan 932 3029, Block 1, Lot 3. The temporary Service Road is covered under an access 
right-of-way Plan (City of Red Deer) for the north portion and the south portion is covered by 
way of a caveat to Alberta Transportation.  The plan area is located immediately west of the 
Queen Elizabeth II Highway and approximately 0.8 kilometres south of Highway 11A.  The 
subject lands are presently owned by Legacy Inc. and MGM Ventures Ltd., both of Red Deer, 

Alberta.  The subject lands were annexed by the City of Red Deer in November of 2007. 

1.2 Planning Framework  

The Queens Business Park SE 36 Industrial Area Structure Plan (IASP) has been written in 
accordance with Section 633 of the Municipal Government Act.  This section describes an area 
structure plan as providing a framework for subsequent subdivision and development of an 
area of land.  The Municipal Government Act stipulates that an ASP must describe the 
sequence of development, land uses and location of transportation routes and utilities 
proposed for the area.  

The Queens Business Park SE 36 IASP implements the scope and intent of the City of Red 
Deer’s West QE2 Major Area Structure Plan, Industrial Planning Guidelines & Standards, and 
the Regional Ecological Profile – Proposed Industrial Lands and Associated Natural Areas 

(2005/2007). 

The West QE2 Major Area Structure Plan indicates that the IASP area should be a primarily 
industrial area, with a portion of the plan area designated as a Direct Control District and some 
public utilities.  The Queens Business Park SE 36 IASP proposes land uses for the plan area 
that generally conform to those included in the West QE2 Major Area Structure Plan. 

The City of Red Deer’s Industrial Planning Guidelines & Standards provides guidelines and 
standards based on Smart Growth principles for the planning and design of industrial areas 
including the natural environment, land use, roadways, servicing, heritage, and safety.  The 
document provides the requirements for industrial ASPs and the subdivision approval process. 
The Queens Business Park SE 36 IASP conforms to the standards outlined in the Industrial 
Planning Guidelines & Standards. As required by the Industrial Planning Guidelines & 
Standards, a Phase I Environmental Site Assessment has been completed.  The development 
concept for the Queens Business Park SE 36 IASP takes into consideration the 
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recommendations of the Ecological Profile1, completed by The City of Red Deer.  The Plan has 
been prepared in advance of the application for subdivision, as required by the Industrial 
Planning Guidelines & Standards.  A development concept for the plan area is included which 
identifies the size, type, and location of land uses and a vehicular and pedestrian circulation 
system.  The Queens Business Park SE 36 IASP also includes an aerial photo identifying all 
natural, cultural and heritage resources within the plan area.  A conceptual servicing design 
and development phasing is also included. 

 

 

                                                           
1 Prepared by the City for the developer, the Regional Ecological Profile – Proposed Industrial Lands and 

Associated Natural Areas (2005/2007) provides for a detailed overview of natural environmental features within 

the plan area along with recommendations for their preservation.  As a requirement outlined in the Industrial 

Planning Guidelines & Standards, the Regional Ecological Profile – Proposed Industrial Lands and Associated 

Natural Areas (2005/2007) was considered in the development of this IASP.  
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2.0 EXISTING SITE CHARACTERISTICS 

2.1 Natural Features 

The topography of the plan area consists of generally flat land, with a rise in elevation of 
approximately 14 metres towards the west boundary of the plan area.  Most of the 
undeveloped land within the plan area has been used primarily for agricultural purposes.  
Please refer to Figure 2 on the following page. 

Appendix 1 of the West QE2 MASP is based on the City’s Ecospace (Natural Habitat) 

Management Plan, which is updated regularly, to preserve and enhance Red Deer’s natural 
environment through careful community planning, as well as the more detailed Regional 
Ecological Profile – Proposed Industrial Lands & Associated Natural Areas (2005/2007).  

Appendix 1 of the MASP identifies existing water courses, wetlands and a variety of natural 
areas, including treed areas or other vegetation growth and escarpments existing within the 
MASP area.   

Figure 4 of the MASP indicates natural features to be preserved.  Figure 4 of the MASP 
indicates that within the Queens Business Park SE 36 IASP, there are no natural features 
identified for preservation.   

2.2 Resource Extraction 

The IASP area does not contain any licensed operable gas or oil wells and / or pipelines, and 
there are no current resource extraction activities in the plan area.  The plan area does, 
however, contain an abandoned crude oil well and pipeline right of way.   

With regard to setbacks from the well and pipeline right of way, the Energy Resources 
Conservation Board (ERCB) endorses the recommendations of the draft document “Advisory 

Land Use Planning Notes - Abandoned Oil and Gas Wells”.  This document recommends that 
permanent structures be setback at least 5 metres from abandoned wells, and underground 
utilities be set back at least 3 metres.  It also advises to maintain a working space of at least 10 
metres by 15 metres around the well, along with an access route not less than 8 metres wide. 
These areas are necessary in the unlikely event a well service rig is required. Also noted are 
implications for abandoned wells where site development such as grading, roadways, and 
underground utilities is planned.  The minimum recommended setback distance from all ERCB 
licensed pipelines, including abandoned pipelines, is the edge of the pipeline right of way.  The 
“Advisory Land Use Planning Notes - Abandoned Oil and Gas Wells” is available from 
Information Services at the ERCB. 

On the abandonment of the oil well and abandonment or removal of the pipeline, it is assumed 
that Talisman Energy will be responsible for any remediation and reclamation related to the 
abandoned well. Regulatory approval must be obtained by the licensee before the pipeline or 
any segments of the pipeline can be removed. A reclamation certificate has been obtained 
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from Alberta Environmental and Sustainable Resources Development for the approval to 
remove the caveat from the title. This is included in Appendix A: Reclamation Certificates. 

In addition, a Phase 1 Environmental Site Assessment, prepared by Parkland Geotechnical 
Consulting Ltd. and dated February 2006, indicated that hydrocarbon odours were 
encountered along the division line between the SW and SE ¼ Sec. 36-38-28-W4M.  The 
general area of potential contamination is illustrated on Figure 2.   This issue was noted during 
a recent Geotechnical drilling investigation on the property.  Lab results of the two grab 
samples taken during the geotechnical investigation yielded undetectable levels of 
hydrocarbon contamination when compared to Alberta Environment Upstream Guidelines.   

Further investigation by the Developer is required to confirm that there is no hydrocarbon 
contamination on the affected properties.  A Phase 2 Environmental Site Assessment will be 
undertaken as part of the Servicing Study. The developer/applicant will contact the licensee for 
the abandoned well (Talisman) prior to any surface development as required by the ERCB’s 
directive 079. 

The Licensee needs to be contacted and involved in the Phase 2 Environmental Site 
Assessment as per directive 079. 
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3.0 DEVELOPMENT CONCEPT 

3.1 Land Use 

All future subdivision and development within the plan area shall conform to the Development 
Concept illustrated in Figure 3. 

3.1.1 Industrial  

Land uses proposed in the Queens Business Park SE 36 Industrial Area Structure 
Plan are consistent with the land uses in the West QE2 Major Area Structure Plan. 

The majority of the plan area is identified for I1 Industrial (Business Service) District.  

The general purpose of this district is to provide for a limited range of light industrial 
uses that do not create or emit noises, odours, dust, fumes or other factors which are 
regarded as nuisances. 

3.1.2  Development Concept District Rezoning 

The majority of the parcels of land including an existing farmstead, within the plan area 
are currently zoned as A1 Future Urban Development District with a small portion of 
the land in the south east corner currently zoned as DC(24), the Vehicle Recreational 
Vehicle, and the Machinery Dealerships District along the QE II Highway. 

As per Figure 3 Development Concept, the current south east corner would remain 
DC(24) the Vehicle Recreational Vehicle, and the Machinery Dealerships District and 
zoning of these lands as DC(24) accommodates the existing uses and intents (vehicle 
and trailer sales and service), as these uses do not conform to the I1 Industrial 
(Business Service) District proposed for the remainder of industrial uses in the plan 
area.   

The remainder existing A1 zoning would be rezoned to l1 Industrial (Business Service) 
District as per Figure 3 Development Concept.  

Since the time this Plan was adopted, the direct control district, DC (24),  has been 
replaced with the I1B/AD district which combined the DC (24) and I1 district uses and 

regulations (Bylaw 3357/N-2019).  The intent of this amendment was to reflect the 
current market demands and expand the number of considered uses in this area while 
being compatible with the neighbouring I1 district uses.    

3.2 Vehicle and Pedestrian Circulation 

The IASP area is primarily planned for industrial land uses.  In order to accommodate specific 
vehicle and pedestrian traffic flows associated with this type of land use, a planned system of 
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roadways, transit routes and trails will effectively manage circulation within the plan area and 
connect to the external arterial / highway system.  A traffic impact assessment (TIA) report 
entitled West QE2 MASP Update, Traffic Impact Assessment was completed by Bunt & 
Associates Engineering (Alberta) Ltd. as part of the City of Red Deer's West QE2 Major Area 
Structure Plan. Specifically relating to the IASP area, the report recommended a four lane 
arterial roadway at the west side of the IASP area (Burnt Lake Road / 75th Avenue), a two lane 
urban industrial collector roadway on the east side of the IASP area (north / south) and a two 
lane urban industrial collector linking the aforementioned collector and arterial roads (east / 
west). In order to create a fully integrated, efficient and safe circulation system, all planned 
vehicular and pedestrian circulation routes shall be constructed according to the City of Red 
Deer’s Engineering Design Guidelines and Industrial Area Planning Guidelines & Standards.  
Properties within the industrial land use district have access to Highway 11A and the QE II 
Highway via the undivided arterial road along in the west of the plan area as shown in Figure 3.  

3.2.1 Trail System 

Trails will be provided on the west side of the arterial roadway as per the West QE2 

Major Area Structure Plan.  The trail standards are also as per the West QE2 Major 
Area Structure Plan.  Trails shall be 3.0 metres wide and provided adjacent to all 
arterial roadways.   

Monolithic sidewalks 1.5 metres in width shall be provided along one side of all 
collector roadways. 

3.2.2 Transit 

The arterial and collector road structure is suitable to accommodate public transit 
service.  In general, the viability of service within the plan area will be subject to need / 
usage projections and may also depend on partnerships with area businesses. 
Potential transit stops are identified on Figure 3. Transit stops will be located on one 
side of the Collector roadway, along sidewalks. 

3.2.3 Roadways 

Roadways identified on Figure 3 are in accordance with the major road network 
determined within the West QE2 Major Area Structure Plan. Typical roadway cross 
sections are illustrated in Figure 8. 

Figure 3 also shows the proposed local roads.  Local roads may not be completely 
constructed as shown.  Construction of the roads will depend on current market trends 
and needs (large lot development compared with smaller lots).  Where a local road is 
deemed not to be needed it will not be constructed.     

However, in the event that a local road, or portion thereof, is developed, it is to be 
constructed within the road boundaries and access locations shown in this plan.  Any 
variation deemed significant by planning staff, from the identified locations, may 
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require an IASP amendment.  Easements and public utility lots would be required to 
accommodate municipal services in the event that the complete network of local roads 
is not constructed.   

The land for the undivided arterial road shown in Figure 3 is to be dedicated as part of 
the initial phase of construction. Construction of the arterial roadway will be the 
responsibility of the City of Red Deer. A portion of the 38 metre wide right of way for 
the arterial roadway will be on the adjacent property to the west.  In the event that the 
adjacent landowner to the west will not sell / dedicate land for the arterial roadway, the 
roadway will fit in the right of way shown within the IASP area however the trail shown 
on the west of the arterial roadway may have to be shifted to the east side of the right 
of way. 

It should be noted that DC(24) Vehicle, Recreational Vehicle and Machinery 
Dealerships District may generate more traffic and parking issues than would be 
expected of typical light industrial uses.  For this reason, parking along those collector 
roads that serve the  Queens Business Park SE 36 IASP will be restricted as stated in 
section 4.3.3, “Roadways”, in the West QE2 Major Area Structure Plan. Parking 
restrictions would be implemented through the use of appropriate roadway signage. 

In 2019 the DC (24) Vehicle, Recreational Vehicle and Machinery Dealerships District 
was replaced with the I1B/AD district which combined the DC (24) and I1 district uses 
and regulations (Bylaw 3357/N-2019). 

3.3 Public Open Space 

3.3.1 Public Utility Lots 

Those areas that are set aside for stormwater retention ponds, overland drainage 
routes or utility routes are identified as Public Utility Lot (PUL) on Figure 3.  

3.3.2 Municipal Reserve Dedication 

The IASP is required to provide 10% municipal reserve dedication, either as land 
dedication or as cash in lieu of land as per Section 666 the Municipal Government Act.  
The preferred method of municipal reserve dedication within the IASP area is cash-in-
lieu.  

3.3.3 Major Entry Area Landscaping Requirements 

The eastern portion of the IASP plan area is located within the Land Use Bylaw’s 
Major Entry Area and is therefore subject to higher standards regarding such things as 
landscaping, architecture, and signage.  
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3.4 Emergency Services 

The IASP area will be served by Emergency Services Station No. 5 within the Johnstone 
Crossing neighbourhood.  This station is in close enough proximity to the IASP area to enable 
a 4 - 5 minute response time.  Alternate access from the south off of Highway 11 will enable 
Station #2 to reach the IASP area in 5 - 8 minutes.   

3.5 Land Use Statistics 

The following table illustrates the land use statistics for development within the Queens 
Business Park SE 36 IASP area.   

 

Table 1: Land Use Statistics 

LAND USE CATEGORY/COMPONENT Area (ha +/-) % of GDA 

   

Gross Area 65.0  

Arterial Roadway 2.8 - 

Environmental Reserve - - 

   

Gross Developable Area 62.2 100.0% 

Roadways 4.9 7.9% 

Roadways (Collector, Local) 4.9 7.9% 

Open Space 2.8 4.5% 

Municipal Reserve (10% of developable area, provided as cash 

in lieu) 

0.0 0.0% 

Public Utilities 2.8 4.5% 

Net Developable Area 54.5 87.6% 

Industrial (I1) 37.1 59.6% 

I1B/AD – Combination of I1 uses and automobile dealerships 17.4 28.0% 
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4.0 MUNICIPAL UTILITY SERVICES 

4.1 Sanitary Sewer 

All sanitary servicing for the development will be required to tie into City of Red Deer sewer 
services; private servicing will not be permitted.  Typical utility locations are illustrated on 
Figure 8. 

The sanitary servicing for the development consists of two separate service basins.  The north 
basin drains by gravity mains to the north and in to the City of Red Deer’s proposed sanitary 
system.  The south basin drains by gravity mains to the south to a future City of Red Deer 
system as shown on Figure 4. 

The timing of the future south system is unknown at this time so a temporary lift station and 
force main are proposed for Phase 1.  The Developer must locate the lift station and force 
main on private land, and is responsible for connecting the lift station and force main to the 
north gravity system.  The developer is also responsible for removing the lift station once a 
connection is made to the south basin system.  The Developer is responsible for all 
maintenance and associated costs of the lift station and force main until the connection to the 
south basin is complete and the lift station and force main become redundant.  Lots serviced 
by the temporary force main will be required to enter into a Deferred Servicing Agreement with 
the City for future service connection to the gravity main at the lot owner’s expense, once the 
gravity system is available. Lots are to be sold without service stubs. Future purchasers will be 
required to apply to and pay for service connections to The City of Red Deer.   

More detail on the sanitary system will be provided when the Servicing Study is completed.  All 
sanitary sewer facilities will be designed in accordance with the City of Red Deer Design 
Guidelines.  Stubs will be provided for future developments. 

4.2 Water Distribution 

All water services for development will be required to tie into City of Red Deer water services; 
private servicing will not be permitted.  

The water distribution network will consist of distribution mains connecting to proposed trunks 
originating at the new water reservoir and booster station in the NE quarter of Section 36-38-

28-W4 (see Figure 5).  Some of the distribution mains are trunk mains forming part of the 
overall distribution system for the area.  Water main stubs will be provided for future 
development to the west and south.  Lots are to be sold without service stubs.  Future 
purchasers will be required to apply to and pay for service connections to The City of Red 
Deer.  More detail on the water distribution system will be provided when the Servicing Study is 
completed.  All water distribution facilities will be designed in accordance with the City of Red 
Deer Design Guidelines.  Development phasing is in place to ensure appropriate measures are 
taken to avoid potential stagnate water in the system (e.g. chlorine decay). 
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4.3 Storm Water Drainage 

As part of the City of Red Deer's West Industrial Area Structure Plan, a design report was 
prepared by Westhoff Engineering Resources Ltd. outlining the stormwater management 
servicing approach for the area.  The report recommended that the area be serviced by a dual 
pipe storm system and a Storm Water Management Facility (SWMF) connecting to the storm 
“trunk” in the existing subdivision to the north, as shown on Figure 6.  The dual pipe system 
involves using a pipe network to direct minor flows to a local storm pond. Major storm runoff is 
directed to the SWMF via overland routes (at Roadways and Public Utility Lots) and uses 
“trunk” to discharge the pond.  The storm water “trunk” will also be used to service future 
development areas to the southwest. 

The SWMF will be a dry pond, proposed to handle the runoff and control the release rates into 
the storm “trunk”. Initial phases of development will require storm runoff detention through the 
use of temporary storm ponds.  Mechanical oil and grit separator devices, such as 
stormcepters may be installed to provide water quality improvements.  The requirement for oil 
and grit separators will be lot specific, as approved by the City of Red Deer's Engineering 
Services Department. 

4.4 Power Distribution 

The City will service the Southeast quarter of Section 36-38-28-W4 via underground feeders 
from the north and south.  The details of tie-in locations and required easements will be 
determined at the subdivision approval stage.  The owners/developers should contact the 
Electric Light and Power Department for their electrical servicing needs. 

4.5 Natural Gas 

ATCO Gas will service this development with the provision of a feeder originating in the NE 
quarter of Section 25-38-28-W4.  The feeder will run along the west side of the north / south 
collector and will also service the North half of Section 36-38-28-W4.  Existing gas lines within 
the development area are to be abandoned.  The details of tie-in locations and required 
easements will be determined at the subdivision approval stage. 

4.6 Telecommunications 

High capacity communications infrastructure i.e. fibre optics, shall be encouraged within the 
plan area in order to maximize communications efficiencies and economic opportunities for 
plan area businesses. The details of service providers, tie-in locations and required easements 
will be determined at the subdivision approval stage. 

Telus Communications will service this development with the provision of a feeder originating 
in the NE quarter of Section 25-38-28-W4.  A temporary overhead line will run along the east 
side of the arterial roadway (within an easement) to service the North half of Section 36-38-28-
W4 until such time the subject property is developed and a permanent alignment is confirmed. 
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5.0 PLAN IMPLEMENTATION 

5.1 Development Phasing 

Development phasing within the Queens Business Park SE 36 IASP will depend on many 
factors including market conditions, cost and ease of extending roadways and municipal 
services.  Generally speaking it is anticipated development will proceed in 3 phases: 1, 2 and 
3, starting in the north and proceeding clockwise as conceptually shown in Figure 7: 
Development Phasing.    

5.2 Amendments to This Plan 

Any amendment to this IASP shall follow the procedure as outlined in Section 63 and 64 of the 
Municipal Government Act and Appendix “A” of the City’s Industrial Area Planning Guidelines 

& Standards. 

Minor adjustments to the proposed land use boundaries or roadway alignments may be 
incorporated where required without amendment to the Plan, provided the intent of the IASP is 
maintained and the City of Red Deer Planning Department is notified.  

5.3 Land Use Bylaw 

Subdivision of land within the plan area is subject to subsequent successful rezoning of the 
land.  The lands in the plan area are currently zoned A1 Future Urban Development District 
and DC(24) Vehicle, Recreational Vehicle and Machinery Dealerships District.  

Lands currently designated DC(24) Direct Control Vehicle, Recreational Vehicle and Machinery 
Dealerships will not require rezoning.  These lands are districted to accommodate the less-
intense uses of a commercial-industrial hybrid nature for those lands adjacent to and with 
exposure to the QE II Highway, specifically automotive dealerships and vehicle sales/service 
including recreational vehicles, heavy machinery and trucks, cars and automotive vehicles, as 
well as trailer sales and service.  This DC District also accommodates the uses existing at the 
time of the 2007 annexation.  The purpose of this DC District is to provide for developments, 
which in the opinion of Council, require specific regulations that take into account their visibility 
from the highway and proximity to adjacent industrial uses.   

Since the time this Plan was adopted, the direct control district, DC (24),  has been replaced 

with the I1B/AD district which combined the DC (24) and I1 district uses and regulations (Bylaw 
3357/N-2019).  The intent of this amendment was to reflect the current market demands and 
expand the number of considered uses in this area while being compatible with the 
neighbouring I1 district uses.  
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5.4 Plan Review 

The Queens Business Park SE 36 Industrial Area Structure Plan should be subject to a 
comprehensive review and update every five (5) years to allow for consideration of any 
changing or emerging land use planning and development issues and trends. 
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