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Land & Economic Development Manager - re:
Call For Proposals/Downtown Site - Proposed
Direct Control District Commercial Recreation
and/or Entertainment Facility



DATE: July 19, 1995

TO: Kelly Kloss, City Clerk

FROM: Alan Scott, Land and Economic Development Manager

RE: DOWNTOWN SITE - PROPOSED DIRECT CONTROL DISTRICT
COMMERCIAL RECREATION AND/OR ENTERTAINMENT FACILITY

It has been determined that the City of Red Deer L.and Sales Policies, adopted in 1994, should

apply to the above parcel of land. Specifically, the steps that would apply to the sale of this parcel
would be as follows:

a)
b)
¢)
d)
e)

rezoning

public neighbourhood meeting

advertise site for sale and request proposals

Land Bank Committee reviews proposals and makes recommendations to Council
City Council makes decision with respect to the sale of property

First reading of the bylaw to rezone the site to Direct Control (7) was held on July 4. The public
hearing on the bylaw is scheduled for July 31.

Assum

ing Council decides to proceed with advertising the site and a call for proposals for its

development, we would recommend the following schedule:

1.

The site should be advertised in the local media on July 28, 1995, with a request that all
submissions be made to City Hall no later than August 25, 1995. This allows four weeks,
which is our normal time frame on proposals of this nature.

The proposals would then be evaluated by the Land Bank Committee. !f it was seen as
being necessary, the proposals could also be reviewed by the effected neighbourhood.

Recommendations could then be prepared and submitted for Council's final decision on
September 11, 1995.

Because of the uniqueness of this particular site, and the need for quality and compatible
development, we are recommending the following specific conditions be incorporated into the
tender call:

1.

A comprehensive traffic study addressing the flow of traffic in the area, to be completed
as part of the submission by each applicant.
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2. The sile to be elevated to a level necessary for flood proofing, at the expense of the
developer.

3. The development of additional parking north of the site, be undertaken on a joint 50/50
basis with the City of Red Deer. An agreement for joint use and long term maintenance
to be negotiated with the developer.

4, The developer would be required to provide a high standard of landscaping and
development compatible with other public buildings in the area.

In order for the proposed schedule to be maintained, Council's decision with respect to the
marketing of the site is required this evening.

Respectfully submitted,
i//

Alan VScott

AVS/mm



DATE: July 17, 1995

TO: Kelly Kloss, City Clerk

FROM: Alan Scott, Land and Economic Development Manager
RE: LAND SALE POLICIES

At the July 4, 1995 meeting of City Council, we agreed to contact other cities in Alberta, and
obtain information on existing policies for the sale of newly zoned, re-zoned, or remnant parcels
of land. We have contacted the cities of Calgary, Edmonton, Lethbridge and Medicine Hat, and
can provide Council with the following information:

Calgary

Because of the magnitude of Calgary's land operation, one person is responsible for conducting
an ongoing review of land inventory. Once the parcel is identified as being surplus, a description
of the property is circulated internally. If it is a parcel that can be sold, it is put out to tender and
sold to the highest bidder. Generally, although there is no written policy, the land is re-zoned
before sale.

Edmonton

Edmonton has an extensive policy dealing with virtually ali types of land sales. In parcels that
are referred to as high quality and of extreme interest by a number of developers, the City of
Edmonton follows a policy of calling for proposals. The proposecl use is often times given greater
weight for evaluation than the ultimate price offered for the property. Examples of proposal calls
held for City owned lands would include the Millwoods town centre, the Strathcona bus barns,
River Valley multi-family sites, and the south side post office. Each proposal call is cleveloped
in accordance with particular corporate desires but, in general, the characteristics of a proposal
call would involve advertising in the local media, with a period of approximately 60 days allowed
for submission of proposals.

Lethbridge
There is no policy in effect in Lethbridge. Should a perspective purchaser express an interest

in a specific parcel of land, he is directed to prepare a proposal which, in turn, is taken before
Council for consideration.

Medicine Hat
Generally, the City of Medicine Hat sells land on a first come - first served basis. No written

policy exists for handling special parcels of land. If a change in use is required, it would go before
the Planning Department for comments, and then onto to Council for final approval.
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It would appear that procedures in other Alberta cities for the sale of special parcels of land are
handled in most cases without a hard and fast policy. The Land and Economic Development
Department supports the existing policy as it applies to the sale of specific parcels of land which
are made available and are scheduled for re-zoning. Without such a policy, our dealings with
perspective developers can become somewhat complicated - especially in cases where they are
encouraged to proceed with a proposal, only to find that in the end, their application is rejected.
With a policy to fall back on, our dealings with perspective developers are clearly understood and
the procedure as outlined, can be followed through to the canclusion of the transaction.

0

Alan’V. Scott

AVS/mm
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SDI'ZR\, IC[S Phone: (403) 343-3394

FAX: (403) 346-1570

TO: K. Kloss, City Clerk DATE: July 20, 1995

FROM: Paul Meyette, Principal Planner
Frank Wong, Planning Assistant

RE: Proposed Rezoning Next to the Curling Rink

On July 4, Council gave first reading to a land use bylaw which would change the zoning on the
triangular parcel next to the curling rink (see attached map) from P1 (Parks and Recreation District)
to the Direct Control District. The Direct Control District would permit a commercial entertainment
facility or a commercial recreational facility to locate on the site. At the direction of Council, Parkland
Community Planning Services hosted a public meeting on July 18 to gauge public reaction to the
proposal. If City Council authorizes the sale of this site, it will be advertised for proposals consistent
with the zoning. These proposals would be evaluated and a selection may be made.

Information Provided at the Public Meeting

A copy of the agenda of the meeting is attached. The meeting featured presentations by Parkland
Community Planning Services, the Director of Community Services and the Director of Development
Services. These presentations were followed by a question period.

Comments Received Regarding the Rezoning Proposal

Approximately 75 people were in attendance at the meeting, of which 51 were area residents. Most
of the attendees filled out a comment sheet. These comment sheets and the attendance list are
attached. A summary of the comment sheets is provided below:

General Comments

6 comments-  support for the installation of traffic lights (traffic is already heavy)
3comments-  Council should listen to people’s comments if the intention is to seek input



Positive Comments

6 comments- support to develop north site as a parking lot and staging area
1 comment- this is good planning; the site has always been a recreation/entertainment

space dating back to the exhibition days. It complements the other uses in
the area

1 comment- like the idea of having two unsightly sites improved by one development, but

not convinced that area can accommodate: enough parking for a 1200 seat
theatre

1 comment- like idea of keeping recreational facilities in one given area

Negative Comments

26 comments-
21 comments-
12 comments-
8 comments-
6 comments-
5 comments-
4 comments-
4 comments-

3 comments-
3 comments-
3 comments-
2 comments-
2 comments-
1 comment-

1 comment-

1 comment-

Summary

concerned about major traffic problems

the site should be kept as parkland

parking will be a major problem

consider other sites (Taylor drive, Gelmon, north Red Deer)

concerned about increased traffic noise

the area is not an appropriate site for a theatre

increase garbage and pollution of creek

site not considered as downtown; would not add to downtown
revitalization

consider other uses (gym, tennis dome, skate board or roller rink)
concerned about traffic and pedestrian safety

theatre would attract questionable clientele/increase vandalism
possibility of liquor sale could have destructive and/or deadly effects
what would the future use be if the theatre fails

proposal does not blend in with surrounding activities in the area

the City does not need another staging area; there is already one at Bower
Ponds

any development should be wholly contained on one site (smaller
structure with parking on site)

The major concern in the neighbourhood relates to the potential for traffic problems (26
comments). The majority of respondents suggest that the site be maintained as parkland.(21
comments) The issue of parking remains a major concern to the neighbourhood.12

comments).

Several of the respondents dealt specifically with the theatre proposal and indicated that this

site is inappropriate( 5 comments) or that other sites would be better suited (8 comments). A
number of concerns were expressed related to potential negative aspects of development.



Introductions (Paul Meyette, Principal Planner, Parkland Community Planning)
(Explanation of Parkland Community Planning Services, introduction of
Councillors and city staff).

Background Information (Paul Meyette)
(Existing zoning and land use;what triggered this bylaw-theatre proposal;
what would this bylaw allow in terms of use; what building standards are
required; what is the process of adoption of the land use bylaw)

Parks Perspective (Lowell Hodgson, Director of Community Services)
(How was the theatre parcel created, how has it been used over the
years, why would it be sold, what is the benefit to the parks system; where
would the proceeds of the sale go; context of the parcel in terms of the
Community Services Master Plan; any impact on the farmers market)

Traffic Implications which may result from a change of use on this parcel
(Bryon Jeffers, Director of Development Services)

(an estimate of traffic from the theatre, an estimate of the number of parking stalls
which would be available on the combined theatre/city sites, an estimate of the
total parking requirements, a comment on the need fcr lights at the 43 Street and
48 Avenue intersection, an assessment of the frequency of occurrence of major
traffic problems in the neighbourhood)

Questions (Paul Meyette)

Wrap up:  July 24- Council will consider whether to advertise the site.

July 31- Council will consider the bylaw to redesignate the
site; public hearing will be held at 7PM

All comment sheets from tonight’s meeting will be presented to Council in
advance of the July 24 meeting.

Comment Sheets should be filled in tonight or dropped off at PCPS tomorrow.
PCPS is located at 4808 Ross Street (Professional Building) Suite 500.
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COMMENTS:

We fully support the views of the community and others that we should endeavour and strive to
maintain areas that are set aside for passive park. The proposed site is part of a larger active
recreational area, designated as such in the City's Master Plan and allowed for under current P1
zoning. The intent for this area is to provide for active and spectator forms of recreation and the site
in question has never been contemplated or used as passive green space. In fact, it has remained as
unimproved overflow parking.

We appreciate the concerns expressed by the public regarding traffic and potential congestions and
we believe these can be addressed. Accordingly, we recommend that Council support the
recommendations of the Land and Economic Development Manager to start the process of
advertising a proposal call for the site. This will not commit Council in any way as the advertisement
would contain a disclaimer indicating that sale of the property would be subject to rezoning. Should
Council, after hearing representations from all sides at the public hearing on July 31, 1995, elect not
to proceed with the rezoning, the proposal call would be abandoned. On the other hand, should
Council elect to proceed with rezoning, the initiating of the advertising now would allow the
proposals to be presented to Council at their meeting of September 11, 1995.

It should be noted that we are recommending that any proposal call include a traffic study which
would address concerns of the neighbourhood with respect to traffic.

"G. SURKAN"
Mayor

"M.C. DAY"
City Manager
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PARKVALE PUBLIC MEETING
REGARDING PROPOSED REDESIGNATION AND SALE
OF LAND WEST OF THE CURLING RINK FOR RECREATION
AND/OR ENTERTAINMENT DEVELOPMENT

PARKLAND COMMUNITY PLANNING SERVICES/CITY OF RED DEER

JULY 18, 1995 - RED DEER LODGE
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PARKVALE PUBLIC MEETING
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PARKVALE PUBLIC MEETING
REGARDING PROPOSED REDESIGNATION AND SALE
OF LLAND WEST OF THE CURLING RINK FOR RECREATION
AND/OR ENTERTAINMENT DEVELOPMENT

PARKLAND COMMUNITY PLANNING SERVICES/CITY OF RED DEER

-
JULY 18, 1995 - RED DEER LODGE Em‘--lﬂﬁ“‘\;
JUL 1 v 1995 i
NAME: PARKVALE ESTATES SOCIETY 1985, "‘TU'BJ_/
NO., 47. 4240 - L6 A, Avenue Crescent et
ADDRESS: RED DEER, ALBERTA. TANET @
COMMENTS: To ; City Council,
RED DEER.,
Re; PARKVALE PUBLIC MEETING, JULY 18. 1995,

On behalv€ of the Residents of Parkvale Estates we would like to give you our

opinion before the sale of the vacant city land on the former Exhibition site on

the west side of the Curlﬁng Rink.

We are all cpposed to a Discount Theatre ., It will create a massive conjestion

of people and vehicles with not enough parking space. would need to install

traffic lights on 48 Ave, and 44 Street

Littering would be another problem. Why not make a parking lot out of this

Uesignated Area for the Curling Rink and the Hockey Arena and Tennis Courts,

Why could it not be used for Recreational Purposes for indoor sports for Tegn-Agers.

\/7
Margaret Bolze. President; /_ﬁ /a%,é%u%
. /

Lorraine Connelly. Secretary; T\ phnouad




COMMENT S - From Jim & Marg Muza

4601 - 42 st. ZJr., 346-7020

PO Y L L L T T P P L

REGARDIN{ : Parkvale Public Meeting on thester re-zoning.

%

My wife 0 T along with the resicdents of the Parkvale area
most stronglv object to the proposed redesignation and sale
of the land west of the curling rink for a theater or otherv
commercist use. This has been designated [ar many vears as
park lant and sheuld remsin so.

There ar. manv concerns that we have abolt the proposed or
pessibie tature commercial use of this area.

TRAFFIC - % theater with 1,200 seats would greatly increase
fthe traffic congestion and traffic loeds in this

Gred.

TRAFFIC "wn o sets of traffic lights would bhe required

LIGHTS osting $160-170,000.00 along with extra site
cervicing and road widening wouwld eat up all the
money obtained from the site. This would leave
nothing for the proposed parking and other
facilities plauned across the ntroeet.

ENTT ‘raffic entering 43rd Street frowm the west wohHuld

PROBLEMS itiave to travel all the vay to £9!'n or Ross Streat
Yo exit the area. Such traffic would be going
through a heavy pedestrian area serving all the
‘renas and recreation facilities (swimming, tennis,
~te.), as well as a regular residential area and a
farge geniors residential area.

EMERGENCY - Emergency vehicles such as ambulances, fire and

VEHICLES olice vehicles are restricted from entering now at
fimes. This would only be made worse. With the
large number of seniors now living in the area such
seyvices will be increasingly required as they age.
wmbulance calls in the area noy are at least weekly
i f not more to the lodge.

UNSAVORY - The people now coming to the area are coming for

ACTIVITY healthy and beneficial recreational activities.
People, particularly vouths, goling to a movie arve
not stimulated by the tvpe of ncvie entertainment
ivailahle in most theaters to _eave and be
‘neouraged to engage in healthy and beneficial
activities, Candalism and crine would more Likely

Se the result of stimulation from todav's movies.

EXNTETING- Uhe comment was made at the mecting that if the
PARKING carking on 43rd Street was already too congested,
PROBLEMS  that perhaps strect parking in that area be



disallowed or restricted. If this were to happen -
where would the wvehicles park. They now plug both
sides of 46A Avenue along it full length during the
Farmer’s Market. This also happens when the Kinexn
uilding and arena are both in use. More parking
1o recguired for "he facilities that are now in
Llace.

ROTARY - additional parking for Rotarv park is now needed
PARK and this would a good place for such parking.
“he Rotary Park intersection now heavily used by
cedestrians and bikers who use the Park and the
“ralls svstem.

"

OTHER “here are other suitable areas in the citv where

ARFEAS streets are designed for heavy traffic use and

AVAILABLD adjacent development would be compatible for such
vsage.  Theso areas mavy heed re-soning - but sc
(oes this area. You shcoculd be able to find such an
cvea where the neighborhood wouldd not obhject.

PRESERVE- This c¢ity has a wonderful vepuration because of its

PARKLAND lLeautiful parks and recreationel facilities. We
hould be preserving what we heve and put such
~reas as this to useful purposes serving our
cxisting facilities. Planners msy feel we have too
much parkland. The citizens dec not. Many like usg
moved to Red Deer because 1t iz <«uch a beautiful
lty., We have rotired here rathosr than B.C.
because of its beauty and facilities,

We feel Lot not enougli thought hes gone ivto this propousal
arong wi ' all the ramifications. I{f Covncil and

administ s ion were to step back and look at the proposal yvou
would e that 1t would rnot create a good environment for the
atrca.  Tooo much traffic for an aren not cenigned for it and a
usage in o cusistent with current activities and personal
conduct .

Yours sircerely,

Jim & Marg Muza.
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PARKVALE PUBLIC MEETING
REGARDING PROPOSED REDESIGNATION AND SALE
OF L.LAND WEST OF THE CURLING RINK FOR RECREATION
AND/OR ENTERTAINMENT DEVELOPMENT

PARKLAND COMMUNITY PLANNING SERVICES/CITY OF RED DEER
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PARKVALE PUBLIC MEETING
REGARDING PROPOSED REDESIGNATION AND SALE
’OF LAND WEST OF THE CURLING RINK FOR RECREATION
AND/OR ENTERTAINMENT DEVELOPMENT

PARKLAND COMMUNITY PLANNING SERVICES/CITY OF RED DEER

JULY 18, 1995 - RED DEER LODGE

NAME: S Ma RS LA ks MA WV

ADDRESS: Hb s Y o AL e 0./ &Qﬂw
TH4N bYe

COMMENTS:

L wawt U LeFT s, 4 &




35

. N\
R Roy )/),,
- /::3)@ A PARKVALE PUBLIC MEETING
ANA\N " REGARDING PROPOSED REDESIGNATION AND SALE
""\ , OF ILAND WEST OF THE CURLING RINK FOR RECREATION
N AND/OR ENTERTAINMENT DEVELOPMENT

PARKLAND COMMUNITY PLANNING SERVICES/CITY OF RED DEER

JULY 18, 1995 - RED DEER LODGE

7

NawE:  CECIL FlOEISsE D

-

S l) T RE R

ADDRESS: 4/ & 2 S 4R 2 47 Cuco .

COMMENTS: J/-é Y I - N R (ponbiriis

;/
%ﬂi ) G (_'7{ catie. . Q/u_‘ /L( o et e / 7/’(& e \j;‘;'(’)

g
i

\‘_,7}‘;2 C L /: - £l oac u\(’ ; W/L/«n./é‘L.. (1[ QL;/ Lot 7;@ $ 0 a4 S
A

/ Kl i .
. L C e /[ e e j» VA R W Cf{/’u&“ L) 14—’&'*—47"’711,4(1 v L0 ko0 Aot

Ao Apeireqg l %i’/@/ RSN N R IIYY,

7
,AJ/&; POt o £y ] 8 2 ?’f ]kl.émﬂlJ jLZJ’ )flﬁ..—/./—l‘ 2 ,/—ﬁl avelD) /I——Q-J

/> H D / ,7} J L2 }“ ‘. ::Z/:' j’::zrﬁ/ _ ,ﬂ le*—ﬁ’l/’}’i"/L—w'.,l/)’i; t.‘Z:\/J 1
ey% bl sk e Mt A pPse %’/) Ao Guosm ot rlas) 7 Ao
i Z

/ [ .
r.




A PARKVALE PUBLIC MEETING
Q7 . 4/ REGARDING PROPOSED REDESIGNATION AND SALE
SN +~ OF LAND WEST OF THE CURLING RINK FOR RECREATION

A \\\s"? a AND/OR ENTERTAINMENT DEVELOPMENT

o,
Yo
rd

PARKLAND COMMUNITY PLANNING SERVICES/CITY OF RED DEER

JULY 18, 1995 - RED DEER LODGE

,'7 )
NAME: B 4 an, “fJL, 1 £
ADDRESS: 44 xé 42 nd ST Cug
\\‘l}u Iy . .
COMMENTS: N e 0k T f EPPER 'Y o 1L
_ Y
Al et 0t sp e o g
4 / L LA»/'L/M}/‘
(7 A x 7RO /,:le['a&z.@z' — AN Aol ye gl "

o vy
—— ’

ond el miea >(5w Lt A}-@

o 4
] ' 1:.“ A [2}1 ot : _ N M/L-Z,[O-—n ‘.

o
-~ /*{)fv'“u@—é(“ s a4 /’ r o R O z{( v g

T ,

..... _ ~'/,;“—--[9“ Ry [ e O N - W g

T ﬂf* Gfﬁ 4@74,//( M A D~
/

‘\J/%ﬂ’ﬂ ¢ /{;;/ﬂ/ (o




'_ < “i:»'\
'- \‘ ",;.’ ‘ .
R, PARKVALE PUBLIC MEETING

" REGARDING PROPOSED REDESIGNATION AND SALE

- .. OF LAND WEST OF THE CURLING RINK FOR RECREATION
ST AND/OR ENTERTAINMENT DEVELOPMENT

PARKLAND COMMUNITY PLANNING SERVICES/CITY OF RED DEER

JULY 18, 1995 - RED DEER LODGE

7 ) T
NAME: = [ PO ES
Lo s gD
ADDRESS: A @R — WL ST C
9 \ L
COMMENTS: N P g Al rd £ A A
/ 7
7 . [/
7 4 o
/(_(/ oy ‘,4-7 L £z A P a./"]':.‘ia'
c .,;’?" ,/ g7 ,,,z"‘z/v-- ///Z i

35



PARKVALE PUBLIC MEETING
REGARDING PROPOSED REDESIGNATION AND SALE

<
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NAME: Monica Bast
ADDRESS: 5517 49A Avenue, Red Deer, Ab T4N 3X5

COMMENTS:

1. I have grave concerns about converting Parkland for commercial use. | believe that this
parcel of land should remain Parkland in order to provide a link between Rotary Park and the
Recreation Centre, and thereby maintain the whole "recreational park” setting in the area.
Parkland is already restricted to the fringes of downtown as it is, and to erode upon what is
left is undefendable. Once this Parkland is developed, it will never be reclaimed.

2. | do not believe that a commercial development on this extreme southeast boarder of
downtown will really do anything to enhance/revitalize the downtown area. Any suggestion
that this will occur is a bald justification for the redesignation. If downtown revitalization was
truly a primary concern in locating an appropriate site, then existing vacant sites actually
located in the downtown area should have been the only alternatives provided (ie: The Bay,
Zellers, Kresgee’s and the area adjacent to Superstore).

3. | have grave concerns about the traffic problems which will be created if the 8 screen
theatre is permitted to locate at this site. The residents of the area already complain about
the traffic congestion created by the existing high density housing, curling rink, arena,
Farmer’s Market and overflow from the adjacent hotel nightclubs. The City has ample
evidence of the congestion which only the Farmer’s Market creates, and also what occurs on
a night when the nightclubs, curling rink, and arena are all in action. In addition to these
existing evening activities, Council has now approved the "tennis dome" which will also
operate in evening hours in the area. | therefore cannot understand how it can be suggested
that the area can accommodate yet another busy activity, particularly when this new activity
will have peak hours of operation which will occurs during the peak times of the existing
activities. In my mind, placement of an 8 screen theatre in this location will doom the
Parkvale residents to Farmer’s Market traffic conditions 7 days a week/365 days per year, and
will put an undue strain on the patrons of the existing activities.

4. I do not understand why we need another outdoor staging area in Red Deer, when we
already have the stage at Bower Ponds, and | therefore question whether this staging area
proposal is just an unnecessary "carrot" and yet another justification for the project.

5. I am in support of the City actively pursuing new business for Red Deer, and | am
anxious for the Discount Theatre to become a reality. However, | am very concerned that in
its desire to secure this new business and make up for eliminating the originally proposed
"north site”, Council will compromise its normal policy, procedure and high standards, and
turn a blind eye to all of the above noted concerns. While | believe that this new business
opportunity would he a good thing for the residents of Red Deer, | do not believe that it should
be pursued at the expense of valuable Parkland and the citizens of the Parkvale area.
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To Ma\'\or Surkan
Councitlors and C,i{j Commassioners

TreSees ...

Re: Re%‘w&t o trzone ?foper’rj on ASHh Ave 5 L3 Sheok
E‘om Parklemd bo Commertal.

U would ke to ?u,(: @rwwd %or \iou.r attention, the
fo Uowung considerations:-

KOCATION * Whﬂ ezon€ out of Parklamd wwhen Red Ded
ol teq hes mamy sides couvered vw cavnent and ati’p\'\ai&
Ynat Tould De considered. Too close to Treel arer .

DOWNTOWN REVTAM2ATION ¢ Does not dwectly address +his
need. The site 1s on %\Q\{}mﬁa\(‘d\omﬁwrﬁ ond not

i~ oot arownd M o asea t 1S s_,o ‘bad(ﬂ .t-/Y\ r\m_ol

of sprucng up. The site undr consideration 15 ebidy
Mo very vifed aded | im Praf dﬂ%bﬁ.\f Mg ned eudlimno,
e, and, Kirex, fennis cowrts that ey o cowued')
Wwith q Struckwe , Seniors hormes and alno Rezreaton
Contte and Musewn AU @\C Heae buldvnags Lc)'tM\/ Mag
oeeption of tha homes, cows much of thataras parklondz

CTRAFFC Flow 2 PARKING © Parking axawgurposes a. .
Problove ciwrvhg curling vemues, some of wWwch would
take plaw durmg the Samne houry as a movie theatrt
operukes. Bax PetTon S %om across the streat wcm(d
alno Do B ara at similar Jues 10 the Scregnin
ofa ldak Show STheatre Pafrons Could T emPed to
?ark at He Rd Door )\odcae ,, adtdir\g to concaes{-ion.
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