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LAND USE AMENDMENT APPLICATION RATIONALE FROM DIRECT CONTROL DISTRICT 11172005 TO A

r: C C 007

BACKGROUND

The site is home to a Mixed-use Transit Oriented Development and is currently designated DC 11172003 based
on the C-4 district from the City of Calgary 2P80 Land Use Bylaw. Due to the fact that this DC bylaw is based on
an old district and cannot be easily relaxed, added to or deleted from, the site is essentially “trapped” under
outdated regulations. Therefare, the client is looking to amend the existing Land Use to align with the current
City of Calgary Land Use Bylaw 1P2007; and be afforded the same opportunities of similar sites with 1P2007 land
use designations.

There will be no design alteration to the site, nor any increases in density/Floor to Area Ratio or change in height
to be considered, as the proposed new Land Use would simply be required as a “refresh” of the existing Land
Use so that it could align with 1P2007 and allow for updates to 1P2007, a5 amended from time to time, to be
applicable to the site.

An approved Development Permit (DP2014-4684) currently exists on site for two additional residential towers
and is in effect until March 26, 2020. The Pricr to Release Conditions for this Development Permit have not been
addressed and is still pending release.

LOCATION/COMTEXT

The proposed site is located on a number of parcels located at 8710, 8740, 8835, 8850, 8855, and 8880 Horton
Road SW. The site is bounded by Macleod Trail SE to its east and Horton Road and the Canadian Pacific Railway
line to its west, located directly adjacent to the Heritage LRT Station within the community of Haysboro. The site
is located within the LRT South Corridor Land Use Study and is bounded along its east by a series of Commercial
Land Use Districts along both sides of Macleod Trail SE, and there is a M-H3, Multi-Residential high Density Rise
District located to the site’s immediate north. The site is also located within walking distance to the Heritage LRT
Station which is located along Horton Road SW to its immediate west.
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PURPOSE

The purpose of this proposal is to redesignate the site so that it aligns with the current Land Use Bylaw (1P2007)
provisions in order to afford the site the same opportunities that most commercial sites possess. Otherwise, this
site remains in a disadvantaged position as a result of being “trapped in time” due to its existing DC district. For
example, uses such as Liquor sales and Cannabis Store, would remain unviable uses, even though they are
allowed under nearly all the current commercial land use districts.

The underlying rationale is simply 1o select an existing Land Use District from 1P2007 that considers all of the
present uses within the site, along with any other uses which may be feasible in the future and which fits into the
existing context that could provide the highest degree of commercial flexibility for future tenants and the
evolving market, while respecting the unigue intent of the original DC district. We believe this can be achieved
through one of the stock districts offered within 1P2007, without having to create a new DC district.

s ] ]

A previous Pre-App meeting was scheduled (PE2018-01382) on July 17, 2018 with the City of Calgary Planning
Department along with the Client/Consultants. The Pre-App summary had indicated a series of requirements to
be addressed prior to the Land Use Amendment submission. The analysis was to initially evaluate viable Multi-
Residential, Mixed Use, and Commercial Districts in order to decide on a feasible Land Use District by evaluating
the existing and potential future uses within the site. Next, once a stock district(s) was to be chosen, the analysis
was to outline the unigue characteristics contained within the existing Direct Control District 11172003 and
compare the details within this district to the chosen stock land use district. This analysis included a comparison
of the details contained within the potential Land Use Districts, existing Direct Control District as well as C-4
General Commercial District, in order to determine if any non-conforming components/uses were present
and/ar to highlight if any differences existed between the existing and newly-chosen Land Use Districts.

ANALYSID

Although not exhaustive, a range of specific Land Uses options have been considered as recommended by City
of Calgary Planning Depariment and responding to the Pre-Application Meeting Comments. The Districts
include two Commercial Districts (C-C2 and the C-COR2) - which offer a high degree of commercial flexibility
while retaining the existing mixed-use character of the current site, two Multi-Residential Districts (M-H1 and M-
H3) - which offer varied heights and commercial storefronts, and two Mixed-Use Districts (MU-1 and MU-2) -
which allow for commercial and residential uses in street-oriented buildings. An evaluation of these Land Use
Districts and the listed Permitted Uses that correspond to each Land Use District has been provided in the
following table:
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LAND USE DISTRICT USE ANALYSIS

COMMERCIAL DISTRICT MULTI RESIDENTIAL MIXED USE DISTRICT

C-LORZ MH-3
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The analysis demonstrates that given the existing uses within the site currently (highlighted in red), the most
feasible Land Use Districts include the Commercial Districts (C-C2 and C-COR2) as these two Land Use Districts
currently permit all the existing uses within the site. Both the M-H1 and M-HZ2 districts lack the uses that are
integral to the existing development and therefore were eliminated from consideration. The MU-1 and MU-2
districts possess a broader use list, but the intent of the MU districts do not match the characteristics of this
development and therefore were also eliminated from consideration,

Additionally, given the context of the site as it currently exists with a large section of Commercial Land Use
Districts located to its east, the Commercial Districts (C-C2 and C-COR2) appear to be the most appropriate

Land Use District options.

LAND USE DETAIL ANALYSIS

From this evaluation, an additional matrix was created in order to compare and investigate the differences
outlined within the existing DC 11122003 Land Use Bylaw as it compares to the proposed Commercial (C-C2
and C-COR2) as well as the Mixed Use (MU-1 and MU-2) Land Use Districts as well as how they compared to
the original C-4 General Commercial District from the City of Calgary Land Use Bylaw 2P80 from which Direct
Control District 11172003 was originally crafted. The intent of this exercise is to demonstrate the elimination of
any "non-conforming” components both within in the existing development as well as within the approved
Development Permit which exists on the site, Supplementary Commercial Corridor Land Use Districts within the
City of Calgary Land Use Bylaw including C-C1, C-COR1.C-COR3 were initially included and filtered out based
upen their inability to allow for all the permitted uses within the existing site. The remaining Commercial Land
Use Districts (C-N1, C-N2, C-O, C-R1, C-R2, C-R3) were not considered based on their misalignment within the
existing site context and inability to suite the existing development on site as well as inability to allow for similar
size and scale, The following table summarizes this investigation:

Locmonor wsts
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While there are specific details and nuances contained within each of the four distinct Land Use Districts
reviewed, there does not seem to be any crucial indicators of prominent non-conforming items which have been

represented and/or indicated.

This comparison thus suggest that either the C-C2 or the C-CORZ2 could be acceptable as adequate Land Use
Districts for both the existing components within the site as well as for the existing approved Development
Permit (DP2014-4684) and the site could exist as-is in its current state in either of the two Land Use Districts.
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A further analysis was conducted inorder to bring to light some of the specific details which differed between
the two proposed Commergial Land Use Districts C-C2 and C-COR2. This exercize was necessary in crder 1o
suggest the most applicable Land Use District both for the existing conditions and uses within the site, but more
importanty to allow for the site to be as flexible as possible in its ability to consider the largest range of tenants
to prowvide services for the future.

Az a result of the comparizon between the C-C2 and C-COR2Z, it was determined that the C-C2 Commercial
Land Use District would be the most appropriate stodk Land Use District, bath for the existing site as well as
approved Development Permit (DP2014-£684). The vital detail which made C-C2 the logical choice included
the limitation under C-COR2 related 1o the Maximumm Use Area limit for a Supermarket of 2500 sq. m. (where
the existing Save-On-Foods on site has an area of above 4000 sq. m.). Additionally, C-COR2 also contains a
provision which reguires the percentage of Commerdal Use to be a minimum of 20% of total Gross Floor Area.
With the extent of the residential towers approved on this TOD, this ratio is not appropriate.

APPROVED DP2014-4684 AND C-C2 COMMERCIAL LAND USE DISTRICT COMPARISOM

The final investigation included examining the ability for the approved Development Permit DEJO14-4682 1o
align within the stock Commercial C-C2 Land Uze District and demonstrate that all existing features of the
existing and proposed development are conforming and that no issues or corflicts were identified.

Development Permit DP2014-4684 is comprised of Phase 6 + 7 (Buildings 2 and 3) of the Heritage 5tation Site
Development by Westcorp. This Development Permit proposal, which was approved within the DC-11172003
Land Use District, coupled with the existing development approved under the same DC, appears to comply with
the C-C2 district.

After an initial investigation of DP2014-34684 with the guidelines of the C-C2 Commercial Land Use District, it was
determined that the Commercial C-C2 Land Use Disirict can readily accommodate the existing and approved
future development and aligns with the intent of the ariginal approval and Direct Control Land Use District.

s oy
A meeting was held between Westcorp, [BI Group, and the Haysboro Community Association members on
October 10, 2018 to review the Land Use Amendment a5 well as discuss future Phase 6 + 7 developmenits which
have been approved through DP2012-4684. Mo objections were expressed and a positive dialogue ensued
between the developer and the Community Association as many ideas for improving the site, community and
wvision for the future development were expressed. The development of future phases was recognized as a
positive step forward by the community association members and both community and developer look forward
to enhancing and augmenting the area in the future.

COMCLUSION

C-C2 Commercial Land Use District has been identified as the most viable Land Use District as it allows the ability
to retain the existing Save-0On-Foods supermarket, provides the fewest limitations and,for restrictions for any
future developments to occur within the site, and allows the existing Development Permit DF2014-4634 1o be
accommodated with no foreseeable adjustments or issues within the site. Therefore it is our recommendation
that the existing Direct Contrel D:XC11172003 Land Use District be redesignated to Commencial — Communify 2
Land Use District with multipliers f4.0n80 (C-C2f4 0hE0) within the Calgary Land Use Bylaw 1P2007.
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