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Land Use Amendment in Haysboro (Ward 11) at multiple addresses, LOC2018-
0229 

EXECUTIVE SUMMARY 

This land use redesignation application was submitted by 181 Group on 2018 October 19 on 
behalf of all landowners. The application proposes to change the designation of eight parcels 
from DC Direct Control District based on the C-4 General Commercial District of Bylaw 2P80 to 
the Commercial- Community 2 f4.0h80 (C-C2f4.0h80) District of Bylaw 1 P2007 to allow for 
alignment with the current land use bylaw, as well as: 

• commercial and mixed use development; 
• the uses listed under the CC-2 District, as amended from time to time; 
• a maximum height of 80 metres or approximately 25 storeys (the same as the current 

maximum building height); and 
• a maximum floor area ratio (FAR) of 4.0 (the same as the current maximum floor area 

ratio). 

This proposal is in compliance with the applicable policies of the Municipal Development Plan. 

ADMINISTRATION'S RECOMMENDATION: 

That Calgary Planning Commission recommends that Council hold a Public Hearing; and 

1. ADOPT, by bylaw, the proposed redesignation of 3.91 hectares± (9.66 acres±) located 
at 190 - 8835 Macleod Trail SW, 250- 8835 Macleod Trail SW, 450 - 8835 Macleod 
Trail SW, 8710 Horton Road SW, 8740 Horton Road SW, 8850 Horton Road SW, 8855 
Macleod Trail SW and 8880 Horton Road SW (Plan 0713615, Block 6; Plan 1010380, 
Block 753; Condominium Plan 0914953; Condominium Plan 0812824; Plan 0713615 
Blocks 2, 3 and 5; Condominium Plan 1010380) from DC Direct Control District to 
Commercial - Community 2 (C-C2) District; and 

2. Give three readings to the proposed bylaw. 

PREVIOUS COUNCIL DIRECTION/ POLICY 

None. 

BACKGROUND 

The applicant, 181 Group, requested a pre-application meeting (PE2018-01382) on 2018 June 
22. The pre-application assessment required that a thorough analysis of prospective land use 
districts be undertaken prior to application submission, demonstrating the appropriateness of 
each district and identifying if any of the existing uses on site would become non-confirming as 
a result of the change. The required analysis was submitted to Administration with the 
application submission on 2018 October 19, and is included as Attachment 2, in addition to the 
Applicant's Submission provided in Attachment 1. 
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Site Context 

The site, known as London at Heritage Station, consists of eight parcels that are located in the 
southwest community of Haysboro, approximately 7.7 kilometres south of downtown Calgary. 
The parcels are bound by Macleod Trail S to the east and Horton Road SW and C P Railway 
tracks to the west, with the Heritage LRT Station located kitty-corner to the site beyond the rail 
tracks . 

The parcels represent an area of 3.91 hectares (9.66 acres) that is partially developed with 
commercial and multi-residential uses under the C-4 District of Bylaw 2P80. A summary of 
these uses is included in Attachment 3. 

As identified in Figure 1, Haysboro's peak population was in 1968, reaching 8,044 residents . 

Figure 1: Community Peak Population 
Haysboro 
Peak Population Year 1968 
Peak Population 8,044 
2017 Current Population 7076 
Difference in Population (Number) -968 
Difference in Population (Percentage) -12% 

Additional demographic and socio-economic information may be obtained online through the 
Haysboro community profile. 

INVESTIGATION: ALTERNATIVES AND ANALYSIS 

This proposal allows for a wider range of commercial uses than currently exists for the site. The 
proposal meets the objectives of applicable policies as discussed in the Strategic Alignment 
section of this report. 

Planning Considerations 

The following sections highlight the scope of technical planning analysis conducted by 
Administration . 

Land Use 

The site is presently subject to Bylaw 11122003, a DC Direct Control District based on the C-4 
General Commercial District of Bylaw 2P80, with additional discretionary uses of apartment 
buildings, stacked townhouses and townhouses. A copy of the DC District is included in 
Attachment 5. The DC District provides site specific rules for development regarding yards, 
building height, landscaping, amenity space, gross floor area, access and parking. Analysis of 
these rules is provided in Attachment 4. While the associated CPC report does not clearly 
identify the intent of these rules, Administration has assessed the intent of the DC listed rules, 

CPC2019-0329 - Attach 1 
ISC: UNRESTRICTED 

Approval(s) : K Froeseconcurswiththis report Author: s. Loria 

Page 3 of 26 



CPC2019-0329 
Attachment 1 

Original LOC2018-0229 Report by Administration 

Planning & Development Report to 
Calgary Planning Commission 
2019 January 10 

Page4of7 
Item #7.2.6 

ISC: UNRESTRICTED 
C PC2019-0057 

Land Use Amendment in Haysboro (Ward 11) at multiple addresses, LOC2018-
0229 

and can reasonably expect that the rules of 1 P2007, supplemented by file manager discretion, 
are able to supersede the DC rules where necessary. 

This application seeks to redesignate the subject lands to Commercial- Community 2 f4.0h80 
(C-C2f4.0h80) District. k. identified in the Applicant's Analysis in Attachment 2, the applicant 
also considered the following districts: 

Commercial- Corridor 2 (C-COR2) District; 
Multi-Residential - High Density Low Rise (M-H1) District; 
Multi-Residential - High Density High Rise (M-H3) District; 
Mixed-Use - General (MU-1) District; and 
Mixed-Use - Active Frontage (MU-2) District. 

Through a land use comparison, it was determined that the C-C2 District meets the intent of the 
development, aligns with the MDPs identification of the site, and can accommodate the existing, 
approved and future development of the site, while also generally aligning with the rules and 
intent of the original DC District. 

The proposed C-C2f4.0h80 District is intended to accommodate large commercial 
developments that are on the boundary of several communities with a wide range of use sizes 
and types. The proposed district is intended to be characterized by comprehensively designed 
multi-building developments with higher maximum heights than nearby low density residential 
areas, with opportunities for commercial uses to be combined with office and residential uses. 

Development and Site Design 

The site was redeveloped in 2010 with a mix of commercial and multi-residential development. 
Existing, approved uses throughout the site are summarized in Attachment 3, and have been 
reviewed against the C-C2 District to ensure continued conformance. 

The rules of the proposed C-C2f4.0h80 District will provide guidance for continued site 
development, including appropriate uses, height, building setbacks, and landscaping. 

A development permit (DP2014-4684) for two residential towers with 646 units was approved by 
Calgary Planning Commission on 2015 March 26. The permit is pending release based on a 
security deposit for transportation related infrastructure. The development was granted a 24 
month extension of commencement until 2020 March 26. 

Environmental 

No environmental issues have been identified at this time. An Environmental Site k.sessment 
was not required for this application. 
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Transportation Networks 

The existing site has vehicular and pedestrian access to Macleod Trail S, Hull Avenue SW, and 
Horton Road SW. The Calgary Transportation Plan classifies Macleod Trail S as an Urban 
Boulevard and Horton Road SW as a Collector roadway. 

The site is connected to the Heritage LRT station via a pedestrian bridge over Horton Road SW 
and the train tracks . The site is located approximately 150 metres walking distance to the 
Heritage LRTstation with access to bus routes : 3, 20, 37, 39, 79, 80, 81, 410, and 502. The bus 
route 81 also runs along Macleod Trail S with a stop directly in front of the site on Macleod 
Trail S. 

Utilities and Servicing 

The existing servicing has capacity to support the proposed change of land use. Servicing 
requirements and details for the site will be determined at the development permit stage. 

Stakeholder Engagement, Research and Co1TVT1Unication 

In keeping with .Administration's standard practices, this application was circulated to relevant 
stakeholders and notice posted on-site . Notification letters were sent to adjacent landowners 
and the application was advertised online. No public meetings were held by the applicant or 
Administration in association with this application . 

Administration received one letter of support and one letter of objection in response to the notice 
posting and circulation. 

The reason stated for the objection was that the proposed designation allows for Cannabis 
Store, which is not wanted in the area. The reasons for support were that reference to the 
present land use bylaw is beneficial for commercial tenants . 

The Haysboro Community Association was circulated and sent a follow up email. However, no 
comments were received prior to the finalization of this report. 

Following Calgary Planning Commission, notifications for Public Hearing of Council will be 
posted on-site and mailed out to adjacent landowners. In addition, Commission's 
recommendation and the date of the Public Hearing will be advertised. 

Strategic Alignment 

South Saskatchewan Regional Plan (Statutory, 2014) 

The recommendation by Pdministration in this report has considered and is aligned with the 
policy direction of the South Saskatchel/len Regional Plan (SSR P) which directs population 
growth in the region to Cities and Towns and promotes the efficient use of land. 

CPC2019-0329 - Attach 1 
ISC: UNRESTRICTED 

Approval(s) : K. Froeseconcurswiththls report.Author: S. Loria 

Page 5 of 26 



CPC2019-0329 
Attachment 1 

Original LOC2018-0229 Report by Administration 

Planning & Development Report to 
Calgary Planning Commission 
2019 January 10 

Page 6 of 7 
Item# 7.2.6 

ISC: UNRESTRICTED 
CPC2019-0057 

Land Use Amendment in Haysboro (Ward 11) at multiple addresses, LOC2018-
0229 

Municipal Development Plan (Statutory, 2009) 

The site is identified as an Urban Main Street in accordance with Map 1: Urban Structure 
Map in the Municipal Development Plan (MDP). Urban Main Streets provide a mix of 
commercial, residential and office uses, with taller buildings located in nodes at the intersections 
of main streets. Urban Main Streets are intended to be developed with particular attention paid 
to the development's connections to and interface with transit and pedestrian frontages. 

The proposal is consistent with the applicable policies of the MDP, specifically as the proposed 
land use redesignation maintains and expands the range of uses allowed on site, allowing for 
any future development of the site to be assessed againstthe land use bylaw of today. 

LRT South Corridor Land Use Study ( Statutory, 1980) 

Within the LRT South Corridor Land Use Study (The Study), the site is identified as forming part 
of the Heritage Station Arna Plan. Despite its year of approval, the proposed redesignation is 
aligned with The Study, which speaks to Council's approval of the existing DC District. 

fl.tea 31 Polley 

The forthcoming Area 31 policy is a multi-community policy plan that will include 10 
communities in the SW and SE quadrants of the city. Administration is completing background 
work and the plan is expected to start in 2019. 

Further details will be shared when the project is launched. 

Social, Environmental, Economic (External) 

The proposed land use district supports the provision of a greater range of uses that are within a 
short walking distance of and have direct pedestrian connections to transit and nearby multi
residential developments. The mix of uses to be realized on-site will be determined as part of 
the review of an associated development permit. 

Financial Capacity 

Current and Future Operating Budget 

There are no known impacts to the current and future operating budgets at this time. 

Current and Future Capital Budget 

The proposed land use amendment does not trigger capital infrastructure investment, therefore, 
there are no growth management concerns at this time. 
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Risk Assessment 

As mentioned in the Development and Site Design subsection of this report, a development 
permit (DP2014-4684) for two residential towers with 646 units was approved by Calgary 
Planning Commission on 2015 March 26. While the applicant was requested to undertake a 
review of the approval against the C-C2 District, it is possible that there could be relaxations to 
the new 1 P2007 designation, which could lead to the requirement for a new development permit 
at the development completion stage. 

REASONS FOR RECOMMENDATION: 

This application brings the site and any future development of the lands into compliance with the 
current land use bylaw, allowing for a greater range of uses with more appropriate and modern 
rules. Further, the proposed land use redesignation is aligned with all relevant policies for the 
site. 

ATTACHMENTS 

1. Applicant's Submission 
2. Applicant's Analysis 
3. Summary of Existing Uses 
4. Intent of Existing DC District 
5. DC Bylaw 11122003 
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lovembef 6. 2018 

PLANI\ING ANO DEVELOPMENT 
THE rnY Of CALGARY 
S™ FLOOR. 800 MACLEOD TRA!l SE 
P 0. BO 2100. STATION M. 
CALGARY, AB. T2P 2MS 

LOC2018-0229; LAND USE AMENDMENT APPi !CATION RATIONAi£ FROM DIRECT CONTROL 
DISTRICT 111Z2003 TO C-C2 COMMEROAL LAND USE DISTRICT UNDER 1P2007 

The proposed site i~ located on a number of parcels located at 8710. 8740, 8835, 8850. 8855. and 8880 
Harton Road SW. The 2te is bounced by Maclead Tran SE to it:. east and Hortor Road a the 
CaJ>adian Pacific Railway line to il!i we,;~ located directly a~ nt to the Hentage LITT Station within the 
ccrnmunity of Hay.bore and within walking distance to the Heritage lRT Slatton . 

. ._ ........ "-··-
The · e is heme to a Mi1:ed-use Transit Oriented Development and is currently designated DC 
lllZ2003 oa~d on the C-4 dismct from e City of Ca'9'3ry 2P80 land Use Bylaw. Due to the fact · 
this DC byiaw is based on an olddstrict and cannot be easily relaxed, added to, Of deleted from, the 
,ite is e,>on · .. 11y '"troppod· ur>der outd .. tc-d regulations. Therdorc, "n "m<:ndment to the existing Land 

V<.e i~ required to align with the current City of Calgaiy la Kl Use Bylaw 1P2007; and therefore be 
affcrded the same opportunities aod more current design regulation~ of simi1ar sites v.tth 1P2007 land 
use dP.lgnations. 
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There will be no design alterat;on to thew. nor any increases in density/Floor to Area R.ltio (FAR) or 
change in t,,e;ght to be considered, a; the proposed new Land U~e would simply be required as a 
• efre:.n· of the ~ng Land Use so that it could alignv, 1P2007 and allow for update.: to 1P2007. as 
amended from time to time. to be appli<.able to the 5ite. 

Im app-O"Jed Development Permit (DP2014-4684J rurrently exi51s on site for two ddrtk>nal ~dential 
b.-rer.. and i~ in effect until March 26, _020. All exirting and future approved development is consirte t 
with the proposed land use. 

-u.:-i-.r..:.a. ~-.,_,,._......,_,.'-'-' 
:;:'.:.::f'i.lllll-~"-" .....,,.,...~,..__~ ~~,,_ ,.,....r..-o.. ~ - ,,_..._ °"",..... ......_~ 
~~- ~---.....,_,~ 

Through consultation ~ the Ha~b,ro CA and the City of Calga.,y Plaming department. as ~ I as a 
thorough anal~~ of policy g ldeline~ and the current Landu~ regulations. the C-C2 Commercial Land 
Ure District was determined to be the ·os viable mx:k Land Use Distnct for the site. The C-C2 
Commercial Land u~ diroict not frts into the existing surrounding land U!.e context but it also 
ciosely emtJates the original m· ·eel-use intent of the original land use and the v\sion for this TOO ~ite 
Tne C-C2 cistric1 respect~ the deve!oprrent intent and allows the ex,sting and approved ure~ to compty 
with no fore!;eeable ad U5trr.errts or issue~. 
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LAl'1D LSE At\1EI\JDME!H APP _.ICP.TIO\l RAT!ONA E F~OM DIRECT COh TR0L DISTRICT lllZ:2003 TO A 

-;-oo: Al IP WiE C:1$TRKT UNDER lft"'007 

BACK-:OROUND 
Tt1e ,ile i:. iKH'Jt Lu a Mi.,eLl-me T!drl'>il 01ie11kli Deve1upn1e11l d'lt.l i, cunenlly ue,i\JndleJ JC _llZ2003 lJa:,ed 

on the (-.:\ distract from th? City of Cal;iery 2P80 Lan::J iYe Bylaw Due to tre fa:t that this CC byl,,w is based on 
an old district and cannot be E,Eily relaxed, added to or ,:le!e,e::i from, :he ,ite i; es,entialtf "trapped" Jrder 
outdated regulation;. n--erefore,, the client i:; lookirg tc amend the e):is:ing Lmd Us.e to align with the current 
l ty ot <..alqarv Land Lse rylaw 1!--'1UU/; and be ;itbrded the ,cJTe oppJrtun1:1e'.; ot ~rn,ta" site~ with lf-'JJO/ lmd 

u:;c dcs:gnutiom. 

There wili be no desig1 alteratcn to the site, nor a.1y i11creases in densi:y/fborto .Area Ratio or cha,ge in height 
tn rf' rnn·;irlPreci, .:F the rrnpn<:~fl nPv1 I ,mrl l. -:.~ wrnilrl ,imr!y he 'f'lt ir~rl ;i, a 'r!"frf~h" of thf' .,,i,ting I ilt'lrl 

U:e so that it caJl.j aiign Vlith lF2007 and aliow for updates to 1 =-2007 as amende;j 'rom t me to time, to be 
applic:abl€ to the ,ite. 

Ar1 approved )eve!opmert Permit (DP2014-4684) currentt1 exists on ~ite for :wo add tional residentia towe·s 

and is in effec until Mar:h 26, 2020. The Prior to Release ConditiJns for ihi; Development Permit have not been 
addres~;,d and i-; ,till pending reiease. 

LOCATT:)MJCOt,m::n 

! he proposed site 1s located 01 a m.mber :it parcels located at 8/10, 8/40, lB:l'.J, 8d'.JU, lH'.:i:i, arlc 888{) Horton 
Ro<XI SW. The :;itc is boun::kd by Macleod Tmfl SE to ils ~ilst ,md f-orton Road and the Canodi~n f"lacific Rai'wny 
line to its Ne,t. located direct!:, adjacent ~o the Heritage lRT Stati:Jn wit,1in the community cf Hcy,boro. The si1e 
is located wthin the LRT Sotith CoTidor _and Use Study J1·d is boundej along its east by a series of Co-nmercial 
I ;m1 J~p Dkrrirt, ahn(J hnt,'1 iii'f'~ nf \bc,eori Tr;iil ';F, ;,n,1 therf' i; ~ M-H~, M11h-Re::idrnfai rid, r:Ji'n~ity ::fap 
D;;Lriu kxdletl lu lhe ,ile', i:111neui,ni rmr ll1. Tilt :,ite i; d~u lutd.ed wilhwi waikir1y :faldnce Lu Ure He1iLJ\;t: LRT 
Statio, which i~ !ocate::J along Hor.o, Read :.W to its immediate <Nest. 
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Applicant's Analysis 

PURPO'iE 

CPC2019-005 7 
Attachment 2 

The purpose of thi, propQ;al i;, to rede:,gnate 1he ~1te $0 tri,at it ahgn: with the current Land u~e Bylaw (1P2007J 

prov1s1ons 1n order to a · rd the :1te the :ame opporturnt,e:; that rno:;t commercial ~,te:- po;;;;e:: Othert.i~e, th,, 

site remain: in a d1:advantagerJ po:,;t:on as a re::u,t of be,ng 'trapped in time' due to its exi~ing DC district For 

example, uses '.AKh as Liquor sales and Cannab,, '.;tore, would remain unv1abie u:;e,, even thO'Jgh the'J are 

aiiowed under nearly al! the current cocnrneroal land u:e ddricts. 

The underlying rationale i:; simprf to select an existing Land U:e Di~trict from lP20D7 that considers al! of the 
present use: within the site, ak:ing with ,my other uses which may be feasible in the future and which fits into the 

existing conte:si that cou!d provide the highe:t degree of commercial flexibility fur future tenants and the 

evolving market, while respecting the urnque intent of the original DC district We believe this can be achieved 

through one of the :;tock dis\nct,; o ered within lP::007. without having to create a new DC dictrict 

A previous Pre-App mffiing wa: :,heduled \Pf.:>018-01382) on Juty 17, 2018 with the City of (alga,y Planning 

Department along with the (liem/Con:ultant! The Pre-App :ummary nad indicated a :eries of requiremerm tc 

be addres:;ed prior to the lar,d Use Amendrnem :ubm1;:1on The analy:;is was to initially evaluate viable th.1lti
Reoidential, lvfo;ed U:e, and Commerc,al D,:~nct: ,n order 10 decide on a fea,ible Land U::.e Di,trict by evaluating 

the exi,ting and po!ential future u:;e: within the :,te Ne,t, once a stock d1stcict{:.) was to be cho~et\ the analy:is 

was t.O outline the uniQue char...:tenstx:~ contai w1thm tne ex,sting Direct Control D1strict 11122003 and 
compare the details witnin this di>trict to the chosen '..tock !and u:;e district. Thi, analysi: included a ,ompan:.on 

of t"'ie details contained within the potential land Use District, exi:;t1ng Direct Control District a:; well a, C-4 

General Comrnerc,al Or,trict, in order ,o determ,ne if any non-conforming componentt/uses were present 
and/er to highlight if any differences exi:ted be ,een the e~isting and newly-chosen Land Use Ddrict; 

ANALYSIS 
Although not exhaustive, a range of :~ific Land U~s options have been considered a, recommended by City 

of Calgary Planning Department and responding to the Pre-Applicat,on Meeting Comment.. The Di,tnct 

include two C ommere<,al Pi'ilOOi fC -1-, ;md 11).,,, C -COR, ) - which offer a high degree of commercial fiex!bility 

while retaining the existing mixed-use character of the current Sfte, two Multl -Re~idential D~tn t; I 1-Hl a-id 1,I

H3J - which offer varied heights and commemal storefronts, and two l n~ed-U5e D1; tnc:t~ (MU- 1 ano MU-Jl -
which allow for commercia1 and re:idential u:es in street-oriented building,. An evaluation of the<;e land Use 

District: and the ii,ted Pern i ed Use~ t ;,a corre;pcnd to each land Use District has been provided in me 
following table 

CPC201 g.0057 - Attach 2 
ISC: UNRESTRICTED 

CPC2019-0329 -Attach 1 
ISC: UNRESTRICTED 
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Applicant's Analysis 

CPC2019-0057 
Attachment 2 

The analysis demonstrates that given the ex:sting uses within the site currently (highlighted in red), the most 

feasible Land Use Districts include the Commercial Distrjcts (C-Q and C-COR21 as the,e two Land U~e Districts 

currently permit all the existing uses within the site. Both the tvl-Hl and lvl-H2 districts lack the uses that are 

integral to the existing development and therefore were eliminated from consideration. The lv1U-l and lvlU-2 
districts possess 3 broader use 11st, but the intent of the MU districts do not match the characteristics of this 

llevelupmerit ,md tl:ert:fure were abu elir11i11atell from cur1,ille1atiur1. 

Additionally, given the context of the site as it currently exists with a large section of Commercial Land Use 

Districts iocated to its east. the Commercial 01:;t ricts {C -C? and C-COR2l appear to be the most appropriate 
Land Use District options. 

LAND USE DETAIL ANAL YSlS 

From this evaluation, an additional matrix was created in order to compare and investigate the differences 

outlined within the existing DC 111Z2003 Land Use Bylaw as it compares to the propmed Cornmerc@I (C-C2 
and C- OR2) as we!/ as the M,xed Use (MU-1 ancl t,IU-?) land Use D15tricts as well as how they compared to 
the onginai C-4 Gent'tdl Commercial Di>t(WI from the Citj of Calgary Land use Bylaw 2P80 from wt1ich ~ 

Control Dislrirt 11122003 was originally crafted. The intent of this exercise is to demonstrate the elimination of 
any "non-confor-ning" components both within in the existing development as wen as 'Nithin the approved 

Development Permit which exists on the site. S pp!ementa,y Comrnen;r.11 Corridor Lan::l use Orstnqs within the 

City of Calgary L)nd Use Bylaw including C-Cl , -CORL( -COR3 were initially included and filtered out based 

upon their inabihty to allow for all the permitted uses within the existing site. The remaining Commerc,al Land 
Use D1str1cts {C-1~.L. C-N2. C-0. C-Rl, C-R2. C-R3l 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 foliowing table summarizes this nvestigation: 

k ..... .. - .... --...--~-

•1---· ..... .... - .. ·----~ 

CPC2019-0057 - Attach 2 
ISC: UNRESTRICTED 

CPC2019-0329 -Attach 1 
ISC: UNRESTRICTED 
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Applicant's Analysis 
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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 ·COR2 cou!d 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-i, in its current state in either of the two Land Use Districts. 

CPC2019-0057 - Attach 2 
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c.c ANQC-COR ~COMMEB06L LANDU~E prSJRICTCQMEABi'iQN 

CPC201 9-005 7 
Attachment 2 

A ft. rti;er ar·al/ ~i, wa~ conducted in order :o bring to i'ght :ome of tM ~cifir deta:1, which dr'fe•ea be:,1,e,en 
the !YIO propo:;ed Commero~ Land U~e !:.ric~ C.C: am C _o ,_ rs.rs e):e~ci:e 11•a; nece,:ar::,, in c-~der to 

suggest the most applicable land U:e Dimlct both for the e~i :tir,g conditions and uses within the ~ne bu: more 
impo11an~y to allow 'or ttie s:te to be a:; tleilble as po:,ible in t at:nity to com ider the larg,e:;. range of ten.a'lt, 

to prOllide ,e:vke; kir the fl:ture . 

. A: a result of the comparison between the C-0 aod C-COR2. ft was determined ,hat the C-C' ommer• al 
l.nnd Use- Dmric: ou'd be the mo~t appropriate stod: Land Use D::tr it:t both for~he e,(,st.".g site es w,ei a~ 
appro-ted Development Permit (DP::'.014-4684}. The vital detai: which IT'ade C-C2 the icgica! cho;ce ioc!uded 

the iimitation ,mder C-COR2 relateti to the Ma,;imu-rn v $e Area Emit fo, a Supe rrrn,rt et of 2500 :q. rn. (wh.:>re 

the existing Save-On-Foods en ; ite has an area of above 4C,00 sq. m.). Additionaiy C-COR2 alro ccntaim a 

provision which reqJire, 'the percentage cf Commemaf Use to be- a m•nirnum of 20% of tot<1! Gro~; Floor Area 

'.'iith the e,: ent of the re·,iden.i I tower: apvoved on this TOD, thi: r,,tio i;; o;ot appro;:riate. 

APPROVED DP2014-4684 AND C-C2 Cot-AMERCIAl LAND USE DISTRICT COMPARlSON 

T'le final irwes:igatiO/\ :ncluded e:.:ilmining the aDii iiyfor the 3pprc·,ed OeyPfgpmern Pwr:J op:;:olJ-46!!-1 to 

a:ign vdhin the stoc~ Cw:neo;ja) c.r, tapd u,g :lj:a[ict a'v.l demomtrate that all e,isting features cf ~e 

e:i:isting and prop:,ied de,•elopment are oonforming and that ro is:sue:. or corrl9icts were iden ea. 

Developmem Permit DP2014-4634 is compri~ed of Phase 6 + 7 i!lufldings 2 a.-.:i 3) ofrhe Heritage Station Sire 

DevelOpment b-;.' Westcorp. Thi~ Development Permit proposa l. which wa:; apprcr..-ed with;n the D(-111Z2003 

Land U:;e o:strict. coui;ted with the exi:;ting development approved under t'\e :;arr,e DC. appear s to :amply with 

the C- C: distrk:t 

After an initial inve::igation of Df'2014-45S4 w.':r, the guidelines of the C-C2 Commercial Land Use District it was 
de:errnined thal. the Commercial C-C2 Land : e O!:tria can readU)' accommodate ihe e~i ,ting and app,oved 

future development and aligns with the :ntent c-f the original approval arid Direct Cootrol Land U:e District. 

COMMVNIIY Ac;;0r1AJJON 
A meeting was held betv,,een \1\/estcorp. !Bl Group. and the Har:ooro Cornm:..init; A::ociatio'l rnemtie~ on 
October 10, 2018 to re\'iew the Land Use Amendment a, well as di,eu:;:; future Phase 6 + 7 devek:,pmerit: which 

nave been approved through DP 2014--:684. No ob1ecuon1 were e,pres:.ed and a po:i,ive <i1al::)gue ensued 

betweesn the developer and the Corn'nllnity A:;;ocfaton a~ marl'/ idea: for improvirr;, the site commuf\ity and 

vi,ion for the future d eve!coment were expre~:ed_ The developrr,ent of future phases WJ, re<ogni;::ed as a 

positive step forward by tre communtt/ assoc,a!ion mem~r, and both community an-d d ·eloper loo\· forward 

to enhancing ana augrnenti r,;; the area in the future. 

CONCLUSION 

C-C:: C!lmmerc: La"'d u ~e Dimict J\31 beer, identified a~ tne most viable Land U:e D;,trict a1 i: allow: the abili~ 

to retairl the e;.;L;ring Save-On-Foods superrnar1'et, provide; the i,;wf,t limita om and/ or re:trir.tiom for ariy 

future developme,"ltS to ocrnr within tne site, a'ld ailow, the e,:i~ing Develc-pmer,t Permit DP2014-46S4 to be 

accornrnod.;ted v.i th no foreseeai:le a.dju~tments or i:;ue, with :r, the :ite. T~refore rt is our recommendation 

that the existing Dire<t Contro: DC11E2003. Land U:e Dirni~t be redesignated to Corrmerdal -CcrnrnliDIJ)' ' 
Land llie D•,trict wit ml.l:t cl•ers '-Um80 [C-C::'.f4.0h80l 'thin ;~ (3'q~ry U1no •,e Bvl~w lP .. 007, 

CPC2D19-DD57 • Alach 2 
ISC: UNRESTRICTED 
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Summary of Existing Uses 

Business 2P80 Use 

Tommy Gun's Personal Service 
Barbershop Business 

Big Catch Restaurant/Drinking 
Establishment 

Skymount Drones Retail Food Store 

Pet Valu Retail Store 

Saigon Thai Restaurant -
Restaurant Licensed 

London Medical Medical Clinic 
Centre 

Lasik MD Medical Clinic 

Dental 
London Heritage r Medical Clinic 

JB Nails Personal Service 
Business 

Lash Studio r Personal Service 
Business 

Tim Hortons Restaurant - Food 
Service Only 

Cedar's Deli [ Restaurant - Food 
Service Only 

Jus Fruit Restaurant - Food 
Service Only 

Macleod Medical Clinic 
Optometry 

Children's Link Medical Clinic 
Citizen Salon ! Personal Service 

Business 
Divergent Health I Medical Clinic 

Save on Foods Retail Food Store 
Chrisalics 

Devine Spine 
The One Travel 

CPC2019-0057 - Attach 3 
ISC: UNRESTRICTED 

CPC2019-0329 - Attach 1 
ISC: UNRESTRICTED 

Medical Clinic 

Medical Clinic 
Personal Service 
Business 

1P2007 Use 

Retail and Consumer 
Service 
R esta u rant: Licensed : 
Sma II/Medium/Large 
Retail and Consumer 
Service 
Retail and Consumer 
Service 
Restaurant: Licensed: 
Small/Medium 
Medical Clinic/Health 
Service Laboratory - With 
Clients 
Medical Clinic/Health 
Service Laboratory - With 
Clients 

1 Medical Clinic/Health 
Service Laboratory - With 

I Clients 
Retail and Consumer 
Service 
Retail and Consumer 

1 Service 
Restaurant: Food Service 
Only- Small 
Restaurant: Food Service 

I Only- Small 
Restaurant: Food Service 
Only- Small 

I Medical Clinic/Health 

1 
Service Laboratory - With 
Clients 
Medical Clinic 
Retail and Consumer 
Service 
Medical Clinic 
Supermarket 
Medical Clinic/Health 
Service Laboratory - With 
Clients 
Medical Clinic 
Retail and Consumer 
Service 

CPC2019-0057 
Attachment 3 

C-C2 
District 

Permitted 

I Discretionary 

Permitted 

l Permitted 

Discretionary 

Discretionary 

Discretionary 

l Disccetionary 

Permitted 

Permitted 

Permitted 

Permitted 

Permitted 

Discretionary 

l 
Discretionary 
Permitted I 
D iscretio nary 

I Discretionary J 
Discretionary 

I Discretionary I 
Permitted 

Page 1 of 1 
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Subject 
Yards 

Building 
Height 

Landscaped 
Area 

Amenity Space 

Gross Floor 
Area 

CPC2019-0057 -Attach 4 
ISC: UNRESTRICTED 

CPC2019-0329 - Attach 1 
ISC: UNRESTRICTED 

Intent of Existing DC Bylaw 11122003 

Summ_!ry Intent 
-Min width of 3m for Require setbacks and 
residential buildings stepbacks for taller 
<5 storeys buildings. 
-Min width of 6m for 
residential buildings 
>6 storeys 

-Maximum 80 metres Max overall building 
where diagonal of the height of 80 metres 
floor plate of a with stepbacks from 
building doesn't Macleod Trail and 
exceed 41 .5 metres. Horton Road 
Otherwise 50 metres. 
-All yards to be Good landscaping 
landscaped with flexible opllons 
-minimum 2m depth 
across all parking 
areas at front 
-landscaping can be 
on rooftops/common 
deck areas 
-detailed landscaping 
plan to be submitted 
with any DP 

-where <50% GFA of Ensuring adequate 
building is residential, common amenity 
40% of site area must space 
be common amenity 
space through 
indoor/outdoor spaces 
-private amenity 
space = 5.6sqm as 
open or enclosed 
balcony with glazed 
opening to outside no 
less than 75% of the 
exterior wall with min 
dimension of 1 .8 
metres 

-4.0 Max GFA of 4.0 
-density is 
transferrable if land is 
subdivided 

CPC2019-0057 
Attachment 4 

Solution 
1 P2007 Bylaw 
setback requirements 
and discretionary 
review 

Maximum height of 80 
metres as per Bylaw 
with discretionary 
review 

1 P2007 Bylaw 
landscaping 
requirements and 
discretionary review 

No bylaw 
requirements, 
however discretionary 
review will determine 
common amenity 
space requirement 

Max GFA of 4.0 as 
per Bylaw 

Page 1 of2 
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Pedestrian 
Connections 

Access and 
Transportation 

Parking 

CPC2019-0057 - Attach 4 
ISC: UNRESTRICTED 

CPC2019-0329 - Attach 1 
ISC: UNRESTRICTED 

Intent of Existing DC Bylaw 11122003 

-requirement for Create access from 
public pedestrian Heritage LRT to the 
connection from and commercial/res site 
through the 
development 
connecting to the 
Heritage LRT Station 
(both vertical and 
horizontal, and can 
include raised 
pedestrian crossing of 
public roadway with 
financial contribution 
by developer) 

-right turns only for Access/traffic to be 
Macleod Trail reviewed at DP 
-Access and egress to 
Hull Avenue may be 
restricted subject to 
DP review 
-Comprehensive 
traffic study required 
where DA deems 
necessary 
-DA can require 
development 

-where multi-res is Maintain parking 
condominiumized, requirement 
50% of condos must 
have 1 parking stall 
for each unit. 

CPC2019-0057 
Attachment 4 

Discretionary review 
at DP Stage 

Discretionary review 
at DP stage 

Discretionary review 
at DP stage to 
determine 
requirements 
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DC Bylaw 11122003 

Amendment# LOC2002-0126 
Bylaw # 11122003 
Council Approval: 2004 December 16 

SCHEDULE B 

DC DIRECT CONTROL DISTRICT 

1. Land Use 

The Pem1itted and Discretionary Uses of the C-4 General Commercial District of Bylaw 2P80 shal 
be the Pemlitted and Discretionary Uses respe-0tivety with the additional Dtscretlonary Uses of 
apartment buildings, stacked townhouses and townhouses, 

2. Development Guidelines 

The General Rules for Commercial Districts contained in Secbon 33 of Bylaw 2P80 and the 
Permitted and Discretionary Use Rules of the G-4 General Commercial District shall a ppl~ 
unless other.vise noted below: 

CPC2019-0057 -Mach 5 
ISC: UNRESTRICTED 

CPC-2019-0329 - Attach 1 
ISC: UNRESTRICTED 
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DC Bylaw 11122003 

CPC2019-0057 
Attachment 5 

(a) Yards 

C PC 201 9-0057 - Mach 5 
ISC: UNRESTRICTED 

CPC2019-0329 - Attach 1 
ISC: UNRESTRICTED 

(i) No minimum requirement for at grade commercial development or 
for a parking structure which does not require external 
maintenance and is located to the side or rear of the building; 

(ii) A minimum width of 3 0 metres for residential buildings five 
storeys or lower in height; and 

(iii) A minimum width of 6.0 metres for that portion of residential 
building six storeys or above in height. 

(b} Building Height 

A maximum of 50 metres measured from the curb of either 
Macleod Trail SW or Horton Road SW (whichever is considered 
directly adjacent in the opinion of the Approving Authority) except 
that a maximum of 80 metres may be allowed where the 
maximum diagonal of the floor plate of the building does not 
exceed 41 .5 metres. 

(c) Landscaped Area 

(i) 

(u) 

All yards shall be landscaped except for accessways from public 
thoroughfares and parking areas; 

Where a parking area is provided in the front yard, an area 
extending the full width of the yard to a minimum depth of 2 
metres measured from the front property line shall be landscaped; 
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CONTINUED 

CPC2019-0057 -/lttach5 
ISC: UNRESTRICTED 

CPC2019-0329 -Attach 1 
ISC: UNRESTRICTED 

DC Bylaw111Z2003 

CPC2019-0057 
Attachment 5 

Amendment# LOC2002-0126 
Bylaw# 11122003 

SCHEDULE B 

(iii) Landscaped area may include any· horizontal surface greater than 
5.6 square metres in area including roof top amenity space and 
common deck areas; and 

(iv) A detailed landscaping plan shall be submitted and approved in 
conjunction with any development pem1it. 

(d) Amenity Space 

(i) Where 50 percent or more of the gross floor area of a building is 
comprised of dwelling units, a minimum of 40 percent of the gross 
site area shall be provided as common amenity space for all 
residents through a combination of indoor and outdoor spaces and 
may include landscaped areas provided in accordance with 
Section (c); and 

(ii) For each dwelling unit, a private amenity space having a minimum 
area of 5.6 square metres, shall be provided either in the form of 
an open or enclosed balcony with a glazed opening to the outside 
amounting to no less than 75 percent of the exterior wall and a 
minimum dimension of 1.8 metres. 

(e) Gross Floor Area 

(i) 

(ii) 

(iii) 

A maximum of 4 times the entire site area that is the subject of 
this Bylaw; 

Where the site area that is the subject of this Bylaw is further 
divided by way of subdivision or condominium plan, density is fully 
transferable between individual development cells provided a 
minimum of O 5 F.A.R. is retained for use by any undeveloped 
cell . A caveat shall be required to be registered on each title 
specifying the density received or remaining on each affected site; 

Development cells which have been identified for common 
amenity space or for common parking areas as part of a 
comprehensive plan are not required to retain the minimum 0.5 
F A R density allotment specified in (ii); and 
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CONTINUED 
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CPC2019-0057 
Attachment 5 

Amendment # LOC2002-0126 
Bylaw # 11122003 

SCHEDULE B 

(iv) The area of an enclosed parking structure located below the grade 
of Macleod Trail SW and screened by buildings adjacent to Horton 
Road SW shall not be included in the calculation of FAR 

(I) Pedestrian Connections 

(i) AH development shall make provision, satisfactory lo the 
Approving Authority, for a public pedestrian connection from and 
through the development connecting to the Heritage LRT Station 
and/or adjacent site as a through connection to the Heritage LRT 
Station; 

(ii) Pedestrian connections shall provide for both vertical and 
horizontal connections as may be determined at the time of a 
development permit; and 

(iii) Where the Approving Authority determines a benefit can be 
attributed to a development within the site by connection to a 
raised pedestrian crossing of a public roadway, the developer 
shall contribute its share as determined by the Approving Authority 
to the cost of the construction of the bridge, 

(g) Access and Transportation 

(i) Access and egress to Macleod Trail SW shall be limited to right 
tumsonly; 

(ii) Access and egress to Hull Avenue SW may be restricted or 
prohibited subject to full development review; 

(iii) A comprehensive traffic study shall be submitted and approved by 
the Approving Authority in conjunction with a development pem1it 
for the site or any portion thereof as determined necessary by the 
Approving Authority: and 
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CONTINUED 

DC Bylaw 11122003 

CPC2019-0057 
Attachment 5 

Amendment# LOC2002-0126 
Bylaw # 11122003 

SCHEDULE B 

(iv) Prior to approval of any development permit for the site, or any 
portion thereof, the developer shall enter into a special 
development agreement for any offsite road, pedestrian, or 
intersection improvements necessitaled by the development, as 
determined in the sole discretion of the Approving Authority, by 
the approval of the aforementioned traffic study, including, but not 
limited to, intersections of Horton Road SW and Macleod Trail SW 
with Heritage Drive SW, Southland Drive SW, and Hull Avenue 
SW. 

(h) Parking 

C P C2019-0057 - Mach 5 
ISC: UNRESTRICTED 

CPC2019-0329 - Attach 1 
ISC: UNRESTRICTED 

In the event that a condominium plan is registered in respect of a 
development containing dwelling units, 50% of the condominium units 
containing a dwelling unit shall include at least one parking stall for each 
dwelling unit contained within the condominium unit 
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