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5.0 Redevelopment Plan

51 OVERVIEW

The Redevelopment Plan is intended to serve as a long-term (115,000 population) planning
guideline to outline the requirements for widening of Gaetz Avenue and the associated
improvements to intersections, service road configurations, business accesses, walkways,
bicycle paths, building set backs, and landscape requirements. The plan demonstrates how
various tools can be applied in site-specific situations. Over time, the application of the tools
may be modified to provide alternate solutions applicable to changes that have occurred within
the area. The changes will be driven by the requirement for widening of Gaetz Avenue,
intersection capacity improvements, or redevelopment of private property.

To minimize impacts on traffic and businesses along Gaetz Avenue, the elimination and
reconfiguration of the service roads throughout the corridor should be completed as much as
possible in conjunction with the road widenings and intersection improvements recommended in
the Transportation Plan. Successful completion of the service road improvements will also
require the interest and cooperation of businesses along the corridor and in a large number of
instances, land acquisition and/or access agreements between property owners will be required.

One of the greatest operational concerns associated with the Gaetz Avenue corridor is the
location and function of the service roads and their direct impact on the traffic movements at the
cross streets. The corridor was originally developed as a highway under the Province’s access
management philosophy of giving priority to through movements along the corridor. Accesses
have typically been secondary in terms of corridor importance. As a result, the Province
restricts access wherever possible, so as not to interfere with through capacity.

Access to existing and former Provincial roadways is usually restricted to concentrated
locations, usually at section lines. Gaetz Avenue was designed as a Provincial roadway, with
the commercial development constructed along a service road design where accesses to the
development were off the service roads. Traffic was then funneled to intersection points at the
sections. This philosophy works well in a rural setting, where the traffic volumes are low.
However, over the years the Gaetz Avenue corridor has matured and development now
approaches full build out. As a result, the volumes on all roads including the service roads are
significant. The intersection points along Gaetz Avenue are mostly signalized, and the locations
of the service roads are now spaced too close to the Gaetz Avenue intersections. There is
inadequate storage for the cross streets and the result is that traffic backs up in all of the
approaches to the signals. When the light turns green there is gridlock experienced as vehicles
jockey for their turn to enter the signalized intersection.

To improve this operational constraint, a review of possible service road closures was
undertaken to provide improved traffic flow conditions. Where service road closure is not
possible due to access requirements, bulbing of the service roads is recommended to increase
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the storage length approaching the signalized intersection and reduce the influence of the
service road intersection on the signalized intersection.

Another key issue, which must be considered in the development of the functional plan, is the
spacing of the signalized intersections. The intersections along the corridor are located at cross
streets that have high traffic volumes and provide ‘all-turns' access. In general, signal spacing
along the entire corridor is 360 meters apart.

The requirement for roadway improvements along the corridor drives the need to review and
define a setback distance for buildings along the corridor. The redevelopment plan also defines
the placement and construction of all the functional elements of corridor. The list of items
includes walkways, bicycle paths, accommodation for the transit system, landscaping, street
furniture, signage, and street lighting.

5.2 CROSS SECTION

Several design concepts were considered for the Gaetz Avenue corridor including a wider
center roadway median concept and an auxiliary shared access lane concept. Due to issues of
cost, functionality, safety, and land area requirements it was determined that the most
acceptable concept was to widen Gaetz Avenue about its current configuration maintaining the
existing center median width.

The developed cross section for the corridor is based on the space requirements for the
roadway, walkways, bicycle paths, and landscaping. Where the service roads have been
removed, the edge of the road right-of-way will be 27 meters from the center of the median to
the property lines. The boulevard will be a minimum of 12.9 meters from the lip of gutter to the
property line. Where business owners choose not to purchase the surplus service road land the
boulevard width will be greater. A three-meter wide walkway will meander within the boulevard
and at no point will the outside edge be less than 1.5 meters from the property line.

The center median will be six meters wide from the lip of gutter to the lip of gutter. Where dual
left turns bays must be accommodated, the center median is widened in order to accommodate
the additional turn bay. The roadway width will be 11.1 meters on each side of the median
‘providing for a total of six, 3.7 meter wide driving lanes.

Where the service road remains in place, the distance from the centre of the median to the
property line will vary depending on the existing conditions. The distance will range from 30
meters to 37 meters. A 1.5-meter walkway will be constructed between the property line and
the curb line of the service road. The existing service road width will remain and the boulevard
width will vary between 5.9 and 7.0 meters depending on existing conditions. A typical cross
section for the corridor is shown in Figure 5.1.

Light standards will be placed at an offset of 4.4 meters from the lip of gutter in accordance with

the City of Red Deer design guidelines for a divided arterial roadway. Trees will be planted at a
minimum of 4.0 meters from the lip of gutter. '
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