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EXECUTIVE SUMMARY 
 
This land use amendment application proposes to redesignate the subject site, known as the 
Southland Crossing Shopping Centre, from DC Direct Control District and Commercial – 
Corridor 3 (C-COR3) to DC Direct Control District based on Commercial – Corridor 2 District 
(C-COR2). The purpose of the land use amendment application is to allow for the site to 
redevelop with higher intensity mixed-use development that is transit-oriented. The DC also 
provides for the retention of a range of general commercial uses that have been previously 
approved on the site. The proposed Direct Control District also allows for grade-oriented 
commercial uses at the podium level of high rise residential towers. 
 
A concept plan was submitted to demonstrate how the site could be developed under the 
proposed Direct Control District. The conceptual plan with phasing strategy is attached in 
APPENDIX III of this report.  
 
 
PREVIOUS COUNCIL DIRECTION  
 
None. 
 
 

ADMINISTRATION RECOMMENDATION(S) 2017 June 15 
 
That Calgary Planning Commission recommends APPROVAL of the proposed Land Use 
Amendment. 

RECOMMENDATION(S) OF THE CALGARY PLANNING COMMISSION 
 
That Council hold a Public Hearing on Bylaw 261D2017; and 
 
1. ADOPT the proposed redesignation of 3.84 hectares ± (9.49 acres ±) located at 9737 

MacLeod Trail SW (Plan 8910358, Block 10, Lot 10) from Commercial – Corridor 3 (C-
COR3 f1.0h12) District and DC Direct Control District to DC Direct Control District to 
accommodate mixed-use development, in accordance with Administration’s 
recommendation, as amended; and 

 
2. Give three readings to the proposed Bylaw 261D2017. 
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REASON(S) FOR RECOMMENDATION:  
 
The proposal is consistent with key policies of the Municipal Development Plan (MDP). The site 
is well served by the Primary Transit Network, including nearby Southland LRT station. The site 
is well suited and well situated to contribute ridership to the LRT. Supportive public 
infrastructure is largely in place. This site is also adjacent to the Urban Main Street typology, as 
identified in the Municipal Development Plan (MDP).  
 
The proposed Direct Control District would allow for the retention of some existing uses while 
the site redevelops to a more intensive urban form. The proposed land use district allows for a 
range of uses that within the Urban Main Street to support the MDP’s goals of complete 
community and compact urban form. As the development potential of the site is significantly 
enhanced by the proximity of the City’s LRT facilities, the developer, at the development permit 
stage, will contribute to the upgrade of the pedestrian connection in the public right-of-way 
between the subject site and the Southland LRT station. 
 
 
ATTACHMENT 
 
1. Proposed Bylaw 261D2017 
2. Public Submissions
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LOCATION MAPS  
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ADMINISTRATIONS RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 

Recommend that Council ADOPT, by bylaw, the proposed redesignation of 3.84 hectares ± 
(9.49 acres ±) located at 9737 MacLeod Trail SW (Plan 8910358, Block 10, Lot 10) from 
Commercial – Corridor 3 (C-COR3 f1.0h12) District and DC Direct Control District to DC Direct 
Control District to accommodate mixed-use development with guidelines (APPENDIX II). 
 
 Moved by:  S. Keating Carried:  6 – 0  
 Absent:  R. Wright 

2017 June 15 
 
AMENDMENT: New DC Direct Control Guideline 17 entitled “Tower Separation” to read 

as follows: 
 “The minimum separation distance between towers containing 

dwelling units within or adjacent to the parcel must be 24.0 metres 
above 20.0 metres measured from grade.” 

 
 Moved by:  M. Tita Carried:  6 – 0  
 Absent:  R. Wright 
 
AMENDMENT: Amend DC Direct Control Guideline 16, after “contained in sections” and 

before “in this Direct Control” delete 11 and 12” and insert “11, 12 and 
17”. 

 
 Moved by:  M. Tita Carried:  6 – 0  
 Absent:  R. Wright 
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Applicant:  Landowner:  

Urban Systems Southland Crossing Shopping Centre Ltd 

 
 

PLANNING EVALUATION 
 
 
SITE CONTEXT 
 
The subject site is located on the northwest corner of Macleod Trail and Southland Drive SW 
and is within the community of Haysboro. The subject site borders the communities of 
Southwood to the south and Acadia to the east across Macleod Trail S. Willow Park is located 
directly across Macleod Trail S to the southeast. The subject site is approximately 3.84 hectares 
(9.49 acres) in size.  
 
The site is currently developed with a low profile commercial strip mall and standalone buildings, 
with associated surface parking. Immediately adjacent to the site on the west are two residential 
high rise towers (known as The Pinnacle and Nine Eight Hundred). The Haysboro Fire Station 
Number 14, which faces Horton Road SW, abuts the west side of the subject site.  There is also 
an existing gas station with a car wash that is adjacent to the subject site on the corner of 
Macleod Trail and Southland Drive SW. The subject site is located along the Primary Transit 
Network (both Macleod Trail and Southland Drive) and is located 350 metres walking distance 
to the Southland LRT Station, from the southwest corner of the site.  
 
According to data from The City of Calgary 2016 Census, Table 1 identifies Haysboro’s peak 
population and year, current population and the population amount and percentage difference 
between the peak and current populations.   
 
Table 1: Peak Population of Haysboro vs. Current Population of Haysboro 
 

Haysboro 
Peak Population Year 1968 
Peak Population 8,044 
2016 Current Population 7,086 
Difference in Population (Number) -958 
Difference in Population (Percent) -12% 
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LAND USE DISTRICTS  
 
This land use amendment application proposes to redesignate a 3.84 hectares ± (9.49 acres ±) 
parcel from Commercial – Corridor 3 (C-COR3 f1.0h12) District and DC Direct Control District to 
DC Direct Control District to allow for high-density high rise residential towers with commercial 
podiums. The current district allows for a maximum floor area ratio of 0.37 and a maximum 
building height of 15 to 18 metres.  
 
The proposed DC has a number of key provisions: 

 
• Allows for mixed use development that includes high density high-rise residential with 

grade-oriented commercial uses; 
• Developments that are comprehensively designed with several buildings; 
• Maximum floor area ratio of 4.0;  
• Maximum building height of 120 metres; 
• Floor plate restrictions for each floor of a building above 26 metres, depending on the 

use;  
• Additional general landscaped area rules; 
• Additional use area rules; 
• Amenity space requirements for residential uses; and 
• Addition of discretionary uses to the proposed DC and the exclusion of car-oriented 

discretionary uses found in the C-COR2 District. 
 

A comprehensive development permit application will be required at the first phase of re-
development on this site.  
 
 
LEGISLATION & POLICY  
 
South Saskatchewan Regional Plan (2014)  
 
The recommendation by Administration in this report has considered and is aligned with the 
policy direction of the South Saskatchewan Regional Plan. 
 
Municipal Development Plan (2009) 
 
There is no local area plan for the community of Haysboro. In accordance with subsection 1.4.6 
of the Municipal Development Plan (MDP), where there is no local area plan to provide 
guidance, “the MDP should be used to provide guidance on the application of an appropriate 
Land Use District, or identify appropriate land uses.” 
 
The site is located within an “Urban Main Street” on the Urban Structure Map (Map 1) in the 
MDP and is identified as an Urban Boulevard in the Calgary Transportation Plan. The MDP 
makes no specific reference to this site. This land use proposal is consistent with MDP policies 
including the City-wide policies (section 2), Shaping a more compact urban form (Section 2.2), 
Creating great communities (section 2.3), Housing Diversity and Choice policies (subsection 
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2.3.1), Main Streets policies (subsection 3.4.1) and Urban Main Streets policies (section 3.4.2). 
 
The Urban Main Street provides for a high level of residential and employment intensification 
along an Urban Boulevard street type. The Urban Main Street should contain a broad range of 
employment, commercial and retail uses, as well as housing (form, tenure, and affordability) to 
accommodate a variety of housing needs. Apartment housing and mixed-use developments are 
encouraged. The Urban Boulevard is a multi-modal street with a strong focus on walking, 
cycling and transit.  
 
The MDP encourages a mix of uses near Main Streets and frequent transit services to 
effectively use existing infrastructure in a manner that is considerate of the existing context. The 
proposed development is located near existing social, transportation, and utility infrastructure.  
 
The MDP encourages affordable housing. Although the City of Calgary does not have the 
authority to regulate housing affordability, Administration encourages the inclusion of affordable 
housing for this site. 
 
 
TRANSPORTATION NETWORKS  
 
Street Network 
 
The street network consists of Macleod Trail SW located to the east, Southland Drive SW along 
the southern boundary and Horton Road SW along the western boundary.  Macleod Trail S in 
this area is classified as an Urban Boulevard, Southland Drive SW is classified as an arterial 
street and Horton Road SW is classified as a collector roadway. Based on the surrounding 
roadway classifications, access to the proposed site can be via two right-in/right-outs from 
Macleod Trail S; a right-in/right-out from westbound Southland Drive SW and one all-turns 
signalized intersection along Horton Drive SW.   
 
While a Transportation Impact Assessment (TIA) was submitted as part of the land use 
application, a more detailed TIA will be required at the comprehensive development permit 
stage to determine infrastructure improvements in support of the proposed site.  
 
Transit 
 
The Southland LRT Station and bus transit loop, which are part of the Primary Transit Network, 
located within a 350 metre walking distance from the proposed site and are accessed via 
Southland Drive SW.  At the comprehensive development permit stage, active mode 
infrastructure improvements from the proposed site to the LRT Station will be determined. 
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Active Mode Connections 
 
A signed north/south cycle route approximately 500 metres from the proposed site exists along 
Haddon Road SW.  At the comprehensive development permit stage active mode infrastructure 
improvements will be determined. 
 
Parking Study 
 
A comprehensive parking study will be required as part of a future Development Permit 
application as the site redevelops.  
 
Developer Funded Pedestrian Improvements 
 
As part of this land use amendment, the developer has agreed to fund off-site pedestrian 
network improvements. These commitments for improvements made by the developer are a 
result of discussions with Administration, and in response to circulation comments and 
discussions with affected stakeholders. Southland Crossing Shopping Centre Ltd. (RioCan 
Management Inc) is willing to provide funding for the following improvements: 
 

1.  Rebuild the pedestrian staircase on the south side of Southland Drive SW to the 
Southland LRT to the same quality or better (wood or concrete). 

 
2. Improve the size and quality of the pedestrian island at the southwest corner of 

Southland Drive and Horton Road according to an approved TIA. 
 
3. Widen the pedestrian sidewalk on the south side of Southland Drive from Horton 

Road to the eastern edge of the bridge deck over the LRT tracks to a width of 2.0 
metres. 

 
4. Aesthetically improve the portion of sidewalk on the south side of Southland 

Drive SW from Horton Road SW to the eastern edge of the bridge deck over the 
LRT tracks. These improvements may include, but are not limited to, concrete 
treatment, landscaping, signage and public art. 

 
The extent and costs of these improvements will be determined through a comprehensive 
Development Permit application at the first stage of redevelopment of the site.  
 
 
UTILITIES & SERVICING 
 
A Servicing Concept plan was submitted for review in order to demonstrate which public deep 
utilities (water main, storm, and sanitary sewers) require upgrades, and where future servicing 
to the proposed parcel will be located. The Servicing Concept plan was found to be acceptable. 
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In addition to the Servicing Concept plan, a Sanitary Servicing Study was requested. The report 
has been submitted and approved. No upgrades to the public sanitary sewer system are 
anticipated at this time. The report supports that the sanitary servicing system can handle the 
anticipated redevelopment of the Southland Crossing site. 
 
No upgrades to the public water main system are anticipated. Some upgrades to the public 
storm sewer system are anticipated at the Development Permit stage. 
 
 
ENVIRONMENTAL ISSUES  
 
At the Development Permit application stage, a Phase II Environmental Site Assessment report 
will be required. The Phase II Environmental Site Assessment report must address the concerns 
outlined in the Phase I Environmental Site Assessment report and Risk Management Plan 
report submitted by the Applicant. 
 
 
ENVIRONMENTAL SUSTAINABILITY  
 
There are many opportunities that provide for residents and visitors alike to access the site by 
methods of transportation other than single occupancy vehicles. There is existing pedestrian 
infrastructure, as well as requirements to make improvements to pedestrian infrastructure with 
future Development Permits. The site also has frequent transit services, and the site is walking 
distance to the Southland LRT station. The increased maximum density of the site allows for a 
more efficient use of resources. Environmentally sustainable design can be achieved through 
site design at the development permit application review stage. As there is a range of uses 
proposed on the site, future residents will have the ability to access a range of uses without 
leaving the Southland Crossing site.  
 
 
GROWTH MANAGEMENT  
 
The proposed land use designation does not trigger capital infrastructure investment and, 
therefore, there are no growth management concerns at this time.  
 
 
PUBLIC ENGAGEMENT  
 

Community Association Comments 
 
The Haysboro Community Association (CA) provided comments on the initial proposal in a 
letter dated 2016 February 28. The concerns outlined by the Haysboro CA include:  there is 
no local area plan nor is there a station area plan for this area, height concerns, lack of 
consistency with Main Streets policies, lack of pedestrian and cyclist movement strategy and 
concerns with traffic. The letter is attached in APPENDIX IV.  
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The Southwood Community Association provided comments on 2016 November 22. The 
concerns outlined by the Southwood CA relate to pedestrian movement from the site to the 
Southland LRT station and ongoing traffic concerns. The comments are attached in 
APPENDIX IV.  
 
The Acadia and Willow Ridge Community Associations were also circulated and no 
comments were received by Administration.  
 
Citizen Comments 
 
Administration received 25 letters in objection to the application and 3 letters in support 
during the initial circulation of this application. Similar concerns were also raised during the 
City-led public engagement. Many of the concerns found during the initial circulation are 
outlined in the What We Heard Report (attached in APPENDIX V) and are addressed in the 
Summary to Responses to the What We Heard Report (attached in APPENDIX VI). 

 
Reasons for objection include: 
 
 Transportation Concerns  

• Increased traffic. Macleod Trail, Southland Drive SW, and Horton Road SW need to 
be upgraded and expanded; 

• Traffic signal waiting times at intersections are extremely long already; 
• The existing fire hall already has issues of being able to get in and out during 

emergency calls; 
• On-site parking at Southland Crossing Shopping Center will decrease; 
• A pedestrian bridge across Southland Drive SW is needed to connect residents to 

Southland Station and sidewalks are required on both sides of Southland Drive SW; 
• Improvements should be made to the pedestrian islands on the Southland Drive 

SW/Horton Road SW intersection; and 
• Cycling infrastructure needs to be improved with this proposal. 

 
 Height/Density Concerns 

• Proposed height is too high; 
• Loss of sunlight and overshadowing for adjacent residents; 
• Scale of proposed commercial and retail development is excessive for prospective 

demand; and 
• Population density at 9800 Horton Road SW and Pinnacle tower is already too high. 

 
  Lack of Park Space/Open Space 

• No greenbelt or park space is being provided. 
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  Noise Concerns 
• Construction noise; and 
• Increased noise from new residents. 

  
  Other 

• Four high rise towers will be an eyesore for adjacent community; 
• Property devaluation; 
• Proposed land use amendment will alter the character of a unique shopping centre 

that is well established; 
• Increased Environmental pollution; 
• Current water, sanitary, and sewage services will be overloaded to accommodate the 

potential addition of 4 high density high-rise buildings and commercial podiums. This 
will require additional capital infrastructure investment; 

• Undesirable Spot Zoning; and 
• Crime will escalate, especially if these towers are rentals. 

 
 Reasons for support include: 

• Southland Crossing shopping centre is struggling. Residential development here will 
bring in more customers; 

• Perfect location for high density residential development as the LRT line is in close 
proximity and there are no adjacent single family homes in the area; 

• Will be a positive enhancement to the entire Macleod Trail area from Anderson to 
Heritage; and 

• Mixed-used development should be encouraged to support car-free and car-minimal 
lifestyles.  

 
Public Meetings 
 
City- Led Public Engagement 
An open house was held by Administration on 2017 April 12. The residents who attended 
generally had mixed views on this proposal. All input collected from the open house and the 
website is provided in the “What We Heard” report (APPENDIX V). The points in the “What 
We Heard” report were addressed by Administration in the “Summary of Responses to the 
What We Heard Report” (APPENDIX VI).  
 
Applicant-Led Public Engagement 
The Applicant also undertook public engagement events separately from City 
Administration. These events included meeting with residents and condo board of the 
adjacent residential towers, community associations, existing tenants at Southland Crossing 
Shopping Centre and the general public. A Memorandum highlighting the Applicant’s 
Engagement Summary is provided in APPENDIX VII. 
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APPENDIX I  
 

APPLICANT’S SUBMISSION 
 

 
Please accept this letter and accompanying plans in support of a land use redesignation from 
Direct Control (C-5) District and Commercial – Corridor 3 (C-COR3f1.0h12) to Direct Control 
district, with base district rules of the Commercial – Corridor 2 (C-COR2) district.  
 
This application for land use redesignation approval pertains to lands known as the Southland 
Crossing Shopping Centre located at 9737 MacLeod Trail, and legally described as Plan 891 
0358, Block 10, Lot 10. Southland Crossing is located in the community of Haysboro and 
consists of approximately 3.84 hectares (9.50 acres). The subject lands are owned by 
Southland Crossing Shopping Centre Ltd., and are currently operating as a shopping centre.  
 
Southland Crossing’s central location at the intersection of MacLeod Trail and Southland Drive 
SW provides an opportunity for the redevelopment of an existing shopping centre into a vibrant 
and attractive mixed use destination in south Calgary. Southland Crossing will integrate high 
density high-rise residential development with existing and new commercial and retail units, and 
will be accessible from the Southland LRT Station and adjacent roadways.  
 
New development on the subject lands will comprise four residential towers with commercial 
podiums that will be developed over time. The new high density high-rise residential towers will 
provide more housing options along with additional employment opportunities for the 
community. The anticipated density within the plan area is 258 upha (104 upa), and the overall 
anticipated intensity is 522 people & jobs per hectare. Development phasing will generally 
proceed across the site, from northeast to southwest, and future stages of development will be 
generally based on market demand and availability of utility services. 
 
All municipal reserve requirements have been satisfied, and additional open space will be 
developed in order to provide amenity spaces for residential towers. This additional amenity 
space will be provided by way of integrated park space within the site as well as private 
residential amenity space. Future development will incorporate public realm improvements that 
will contribute to the pedestrian environment, and vegetation will be used throughout the site to 
screen at-grade parking facilities. 
 
Critical to the success of this redevelopment will be improved pedestrian access to and from the 
Southland LRT Station. Pedestrian traffic in and through the site will be improved by a web of 
connections so that residents and shopping centre users may navigate the site more easily and 
effectively. Off-site improvements to better access the Southland LRT Station will include an 
enlarged pedestrian island at Horton Rd/Southland Drive, a wider and aesthetically improved 
sidewalk along Southland Drive and improved stairs from Southland Drive to the Station. 
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With this application, Southland Crossing Shopping Centre Ltd. respectfully requests to amend 
the current land use district of this parcel from Direct Control (C-5) and C-COR3f1.0h12 to 
Direct Control District. The proposed DC district allows for site redevelopment to include 
residential and commercial uses, while accommodating a large grocery store, has specific rules 
to address maximum use areas, and has additional landscaping and residential amenity space 
requirements. 
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APPENDIX II 
 

PROPOSED DIRECT CONTROL GUIDELINES 
 

Purpose  
1 This Direct Control District is intended to be characterized by: 
 

(a) mixed-use high-rise development that includes commercial uses at the 
podium level with residential uses above; 

 
(b) developments that are comprehensively designed with several 

buildings; 
 
(c) pedestrian connections from public sidewalks, to and between buildings, 

and direct pedestrian connectivity to the Southland LRT station 
 
(d) street-oriented building design; 
 
(e) at-grade areas which provide for on-site amenities, activity areas and 

gathering places; 
 

 (f) a variety of uses including existing on-site uses that may be considered 
appropriate through the re-development process and may be expanded, 
providing that the expansion does not negatively impact the future re-
development potential of the site; and 

 
(g) transit-oriented development with limited automotive uses.  

 
    
Compliance with Bylaw 1P2007  
2 Unless otherwise specified, the rules and provisions of Parts 1, 2, 3 and 4 of Bylaw 

1P2007 apply to this Direct Control District.  
 
Reference to Bylaw 1P2007  
3 Within this Direct Control District, a reference to a section of Bylaw 1P2007 is deemed to 

be a reference to the section as amended from time to time.  
 

Permitted Uses  
4 The permitted uses of Commercial – Corridor 2 (C-COR2) District of Bylaw 1P2007 are 

the permitted uses in this Direct Control District. 
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Discretionary Uses  
5 The discretionary uses of the Commercial – Corridor 2 (C-COR2) District of Bylaw 

1P2007 are the discretionary uses in this Direct Control District: 
 

(a) with the addition of: 
  
 (i) Beverage Container Quick Drop Facility; 
 (ii) Drinking Establishment – Large; 
 (iii) Market; 
 (iv) Night Club; 
 (v) Restaurant: Food Service Only – Large; and 
 (vi) Restaurant: Licensed – Large; and 
    
(b) with the exclusion of: 
  
 (i) Auto Service – Major; 
 (ii) Auto Service – Minor; 
 (iii) Car Wash – Multi-Vehicle; 
 (iv) Car Wash – Single Vehicle; and 
 (v) Gas Bar. 

    
Bylaw 1P2007 District Rules  
6 Unless otherwise specified, the rules of the Commercial – Corridor 2 (C-COR2) District 

of Bylaw 1P2007 apply in this Direct Control District. 
 
Parcel Area 
7 There is no maximum area for the parcel. 
 
Floor Area Ratio  
8 The maximum floor area ratio is 4.0.  
 
Use Area 
9 (1)  Unless otherwise referenced in subsections (3) and (4), the maximum use area 

for uses on the ground floor of buildings is 930.0 square metres.  
 
 (2) Unless otherwise referenced in subsection (3) and (4), there is no maximum use 

area for uses located on upper floors. 
 
 (3) The maximum use area of a 
  
 (a) Supermarket, or a Supermarket combined with any other use, is 5000.0 

square metres; 
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 (b) Retail and Consumer Service, or a Retail and Consumer Service 
combined with any other use is 5000.0 square metres. 

 
  (c) Cinema, or a cinema combined with any other use, is 3000.0 square 

metres. 
  
 (4) The following uses do not have a use area restriction: 
 
  (a) Addiction Treatment; 
  (b) Assisted Living; 
  (c)  Custodial Care; 
  (d) Hotel; and 
  (e) Residential Care. 
 
Location of Uses within Buildings 
10 (1) Addiction Treatment, Assisted Living, Custodial Care, Dwelling Units and 

Residential Care must not be located on the ground floor of a building. 
 
(2) “Commercial Units” and Live Work Units: 
 
 (a)  may be located on the same floor as Addiction Treatment, Assisted 

Living, Custodial Care, Dwelling Units and Residential Care; and  
  
 (b)  must not share an internal hallway with Addiction Treatment, Assisted 

Living, Custodial Care, Dwelling Units and Residential Care.  
 
(3) Where this section refers to “Commercial Uses”, it refers to the listed uses at 

sections 4 and 5 of this Direct Control District; other than Addiction Treatment, 
Assisted Living, Custodial Care, Dwelling Units, Live Work Units and 
Residential Care. 

 
Excess Motor Vehicle Parking Stalls 
11 Where the number of motor vehicle parking stalls provided for uses, not including 

Dwelling Units or Live Work Units, is in excess of 6.0 stalls per 100.0 square metres of 
gross usable floor area, those excess stalls must be located in either underground or 
structured parking. 

 
Additional Landscaping Requirements 
12 (1)  All landscaped areas located at grade, other than private amenity space, must 

be accessible to all residents of the development.  
 
 (2) All setback areas adjacent to a street or another parcel, except for those 

portions specifically required for motor vehicle access, must be a landscaped 
area. 
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(3) Amenity space must be included in the calculation of a landscaped area where 

such amenity space: 
  
 (i) is provided outdoors at grade; and 
 
 (ii) is a hard surfaced landscaped area or soft surfaced landscaped area. 
 
(4) For landscaped areas with a building below, the following additional 

information must be provided: 
  
 (i) the location of underlying slabs and abutting walls; 
 
 (ii) cross-sections detailing the waterproofing membranes, protection board, 

 insulation and drainage layer; 
 
 (iii) depths of the growing medium for each planting area; 
 
 (iv) the mature height and spread of all trees and shrubs; and 
 
 (v) the means of irrigating the planting areas. 

 
Residential Amenity Space  
13 (1) Amenity space may be provided as common amenity space, private amenity 

space or a combination of both.  
 
 (2) The required minimum amenity space is 5.0 square metres per unit. 
 

(3) When the private amenity space provided is 5.0 square metres or less per unit, 
that specific area will be included to satisfy the amenity space requirement. 

 
(4) When the private amenity space exceeds 5.0 square metres per unit, only 5.0 

square metres per unit must be included to satisfy the amenity space 
requirement. 

 
(5) Private amenity space must: 
  
 (i)  be in the form of a balcony, deck or patio; and 
 
 (ii) have no minimum dimensions of less than 2.0 metres. 
 
(6) Common amenity space:  
 

(a) may be provided as common amenity space – indoors and as 
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common amenity space – outdoors;  
 (b) must be accessible from all the units; and 
 

(c)  must have a contiguous area of not less than 50.0 square metres, with no 
dimension less than 6.0 metres. 

 
(7) A minimum of 50.0 per cent of the required amenity space must be provided 

outdoors. 
 
(8) Common amenity space – outdoors must provide a balcony, deck or patio 

and at least one of the following as permanent facilities: 
  
 (a) a barbeque; or 
 
 (b) seating. 
 

Floor Plate Restrictions 
14 (1)  Each floor of a building located partially or wholly above 26.0 metres above  

grade and containing Hotel has a maximum floor plate area of 850.0 square 
metres. 
 

(2) In all other cases, each floor of a building located partially or wholly above 26.0 
metres above grade has a maximum floor plate area of 700.0 square metres.  

 
Building Height   
15 The maximum building height is 120.0 metres.  
 
Relaxation 
16 The Development Authority may relax the rules contained in sections 11 and 12 in this 

Direct Control District provided the test for relaxation in accordance with Bylaw 1P2007 
is met. 
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APPENDIX III 
 

CONCEPTUAL PLAN WITH PHASING STRATEGY

 
 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2017 JULY 31 

ISC: UNRESTRICTED 
CPC2017-260 
LOC2015-0194 
Page 20 of 58 

  
LAND USE AMENDMENT  
HAYSBORO (WARD 11)  
SOUTHLAND DRIVE SW AND MACLEOD TRAIL SW  
BYLAW 261D2017  MAP 21S 
 

 
S. Brar 

 

 
 
 
 
 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2017 JULY 31 

ISC: UNRESTRICTED 
CPC2017-260 
LOC2015-0194 
Page 21 of 58 

  
LAND USE AMENDMENT  
HAYSBORO (WARD 11)  
SOUTHLAND DRIVE SW AND MACLEOD TRAIL SW  
BYLAW 261D2017  MAP 21S 
 

 
S. Brar 

 
 

 
 
 
 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2017 JULY 31 

ISC: UNRESTRICTED 
CPC2017-260 
LOC2015-0194 
Page 22 of 58 

  
LAND USE AMENDMENT  
HAYSBORO (WARD 11)  
SOUTHLAND DRIVE SW AND MACLEOD TRAIL SW  
BYLAW 261D2017  MAP 21S 
 

 
S. Brar 

 
 

 
 
 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2017 JULY 31 

ISC: UNRESTRICTED 
CPC2017-260 
LOC2015-0194 
Page 23 of 58 

  
LAND USE AMENDMENT  
HAYSBORO (WARD 11)  
SOUTHLAND DRIVE SW AND MACLEOD TRAIL SW  
BYLAW 261D2017  MAP 21S 
 

 
S. Brar 

 

 
 
 
 
 
 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2017 JULY 31 

ISC: UNRESTRICTED 
CPC2017-260 
LOC2015-0194 
Page 24 of 58 

  
LAND USE AMENDMENT  
HAYSBORO (WARD 11)  
SOUTHLAND DRIVE SW AND MACLEOD TRAIL SW  
BYLAW 261D2017  MAP 21S 
 

 
S. Brar 

 
 

 
 
 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2017 JULY 31 

ISC: UNRESTRICTED 
CPC2017-260 
LOC2015-0194 
Page 25 of 58 

  
LAND USE AMENDMENT  
HAYSBORO (WARD 11)  
SOUTHLAND DRIVE SW AND MACLEOD TRAIL SW  
BYLAW 261D2017  MAP 21S 
 

 
S. Brar 

 

 
 
 
 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2017 JULY 31 

ISC: UNRESTRICTED 
CPC2017-260 
LOC2015-0194 
Page 26 of 58 

  
LAND USE AMENDMENT  
HAYSBORO (WARD 11)  
SOUTHLAND DRIVE SW AND MACLEOD TRAIL SW  
BYLAW 261D2017  MAP 21S 
 

 
S. Brar 

 
 

 



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2017 JULY 31 

ISC: UNRESTRICTED 
CPC2017-260 
LOC2015-0194 
Page 27 of 58 

  
LAND USE AMENDMENT  
HAYSBORO (WARD 11)  
SOUTHLAND DRIVE SW AND MACLEOD TRAIL SW  
BYLAW 261D2017  MAP 21S 
 

 
S. Brar 

APPENDIX IV 
 

 LETTERS SUBMITTED 
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APPENDIX V 
 

WHAT WE HEARD REPORT 
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APPENDIX VI 
 

SUMMARY OF RESPONSES TO THE WHAT WE HEARD REPORT 
 
 

What ideas do you have to improve the pedestrian connection from this site to 
the Southland LRT station? 
What we heard What we did 
 
Pedestrian connections and connectivity 

• Improved pedestrian connection from the 
site to the Southland LRT Station is of high 
value. 

• Construction of a covered pedestrian 
overpass bridge directly to the Southland 
LRT station 

• Widening and improvement of the existing 
sidewalks 

• Increased lighting of the pedestrian 
connection 

• Importance of safety and maintenance 
within these connections and the removal 
of snow during the winter months 

• Widening of the bridge on Southland Drive 
to allow for pedestrian access on both 
sides. 
 

 
• Obtained commitment from developer to 

widen and provide improvements to the 
existing sidewalk along Southland Drive 
SW from Horton Road SW to the bridge as 
part of the future comprehensive 
Development Permit application for the 
site. 

• Pedestrian Overpass Bridge directly to the 
Southland LRT station is not feasible, as 
per the Applicant’s Memorandum on Bridge 
feasibility.  

• Lighting of on-site pedestrian connections 
will be required at the comprehensive 
Development Permit stage. 
 

 
 
Is your community missing any services or amenities? What types of services 
and amentities would you like to see in this redevelopment? 
What we heard What we did 
 
Community amenities 

• Many stakeholders in the area would like to 
see increased and diverse amenities in the 
area. Desired amenities include recreation 
centres and recreation opportunities, 
additional green space and parks, medical 
services, children’s play areas, and 
additional entertainment based amenities. 

• Walk-in medical clinic is needed. 
• Community gardens  
• Beautification of the architectural buildings 

and streetscape, provision of more 
greening and public activity spaces. 

 
• Applicant has provided conceptual plans of 

on-site amenities spaces that could be 
used as public gathering places. 

• Direct Control district allows for “Medical 
clinic” as a use. The Direct Control also 
allows for a plethora of uses that would be 
beneficial to the surrounding community. 

• Building site design, on-site amenity space 
and landscaping will be examined at the 
comprehensive development permit stage. 
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What would make this a more desirable destination to visit or live? 
What we heard What we did 
 

• Limit the proposed development to half the 
height and only allow 4 towers. 

• More parking. 
• Green space and natural area is badly 

needed. 
• Better sidewalks, currently unfriendly 

walking environment. 
• More entertainment and dining options. 
• More open and public spaces. 
• A shopping mall with good restaurants, 

grocery, recreational facilities and 
healthcare services.  

• Street level aesthetics and a comfortable 
human scale. 

• Fitness centre. 
• More parks. 

 

 
• The height, location and number of 

buildings will be determined at the 
comprehensive Development Permit stage. 

• The applicant will be required to submit a 
landscaping plan at the Development 
Permit stage; this plan must show 
landscaped green areas. 

• The future Development Permit 
application(s) for this site must show open 
spaces to be used as on-site amenity 
space.  

• Many of the uses that stakeholders desired 
are listed in the proposed Direct Control 
District. 

• Applicant has made commitments to fund 
and provide for widened sidewalks and to 
provide on-site pedestrian enhancements 
at the comprehensive development permit 
stage. 
 

 
 
Do you have any other comments for this redevelopment? 
What we heard What we did 
 

 
General lack of support for the application (See 
What We Heard Report, Appendix XX). 

• Proposed height, proposed density is too 
high. 

• Inability for current infrastructure to 
accommodate increased density. 

• Negative impact on property value of 
existing neighbours. 

• Pollution (air, noise, physical). 
• Shadowing caused by the development. 
• Perception of a negative change to the 

“character” of the community. 
• Increased traffic congestion. 
• Increased crowding on the LRT during 

peak hours. 

 
 

• A Servicing Concept plan and a Sanitary 
Servicing Study were submitted by the 
Applicant and accepted by Administration. 
No upgrades to the public water main 
system are anticipated; no upgrades to the 
public sanitary sewer system are 
anticipated. Some upgrades to the public 
storm sewer system are anticipated at the 
Development Permit stage.  

• An Updated Transportation Impact 
Assessment will be required at the 
comprehensive Development Permit stage.  

• Shadowing plan was submitted as part of 
this application, and did not show any 
obstructive shadowing impacts to 
surrounding residential development. 
Further shadowing studies may be required 
at the Development Permit stage. 
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Traffic and parking 

• Current access points to the site from the 
road are challenging and congested. 

• Lack of parking for new residents and 
shoppers with the redevelopment 

• Development will cause increased traffic 
congestion 

 

 
• A Transportation Impact Assessment (TIA), 

including parking demand analysis, was 
submitted and accepted by Administration. 

• An updated TIA (Transportation Impact 
Assessment) will be required at the 
comprehensive Development Permit stage. 
This TIA will provide a thorough analysis, 
based on the density and height being 
proposed and will be expected to provide 
solutions.  
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APPENDIX VII 
 

SUMMARY OF APPLICANT’S ENGAGEMENT  
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