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D. Mulholland 

EXECUTIVE SUMMARY 
 
This land use amendment application seeks to redesignate a single parcel located in the 
community of Crescent Heights from Direct Control District to Direct Control District to allow for 
the continuation of the use, Parking Lot - Grade. An amendment to the Crescent Heights Area 
Redevelopment Plan is necessary to accommodate this redesignation. The site is currently 
used as a parking lot for the adjacent Mazda Dealership. 
 
 
PREVIOUS COUNCIL DIRECTION  
 
None. 
 
 

ADMINISTRATION RECOMMENDATION(S) 2016 February 11 
 
That Calgary Planning Commission recommends REFUSAL of the proposed Policy 
Amendment and Land Use Amendment. 

RECOMMENDATION(S) OF THE CALGARY PLANNING COMMISSION 
 
That Council hold a Public Hearing on Bylaws 14P2016 and 61D2016; and 
 
1. ADOPT the proposed amendments to the Crescent Heights Area Redevelopment Plan, 

as amended; and 
 
2. Give three readings to the proposed Bylaw 14P2016. 
 
3. ADOPT the proposed redesignation of 0.06 hectares ± (0.14 acres ±) located at 114 – 

11 Avenue NW (Plan 3946N, Block 14, Lots 25 and 26) from DC Direct Control District 
to DC Direct Control District to accommodate surface parking lot with guidelines, as 
amended; and 

 
4. Give three readings to the proposed Bylaw 61D2016. 

 
 
REASON(S) FOR RECOMMENDATION:  
 
There is no clear policy support for this Land Use Redesignation. In 2010 Council approved a 
redesignation from M-CG to DC Direct Control District in order to accommodate a surface 
parking lot; but it was requested that the use be time-limited to a single 5-year term.  
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Additionally, the Crescent Height Area Redevelopment Plan was amended to include the 
following passage: 
 

“A time-limited Direct Control (DC) District for the additional use of a parking lot at 114 – 
11 Avenue NW may be provided to accommodate parking for the existing car dealership 
located at 1211 Centre Street NW. The development permit for 114 – 11 Avenue NW 
should be a temporary permit for a maximum of one term and for a maximum of five 
years. The existing low density multi dwelling use will be retained at 114 – 11 Avenue 
NW.” (Sec. 4.4.4.2) 

 
The Crescent Heights Area Redevelopment Plan (ARP) states that goals for the community and 
residential areas should include encouraging long term commitment to the community, helping 
to create a safe active community, supporting increased transit use and ensuring new 
development is as sensitive as possible to the neighbouring housing. 
 
The proposed redesignation does not align with those goals and is inconsistent with the 
surrounding land use, which is generally residential. It is in conflict with a number of applicable 
policy documents and would result in the continuation of a commercial use intruding into a 
residential block.  
 
For these reasons Administration recommends refusal of the application. 
 
 
ATTACHMENTS 
 
1. Proposed Bylaw 14P2016 
2. Proposed Bylaw 61D2016  
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LOCATION MAPS 
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ADMINISTRATIONS RECOMMENDATION TO CALGARY PLANNING COMMISSION 
 
 

1. Recommend that Council REFUSE the proposed amendments to the Crescent Heights 
Area Redevelopment Plan (APPENDIX II). 

 
2. Recommend that Council REFUSE the proposed redesignation of 0.06 hectares ± 

(0.14 acres ±) located at 114 – 11 Avenue NW (Plan 3946N, Block 14, Lots 25 and 26) 
from DC Direct Control District to DC Direct Control District to accommodate surface 
parking lot with guidelines (APPENDIX III). 

2016 February 11 
 
MOTION: The Calgary Planning Commission accepted correspondence from: 

• Asheet Ruparell dated 2016 February 08; 
 

 as distributed, and directs it to be included in the report in APPENDIX V. 
 
 Moved by:  S. Keating Carried:   7 – 0  
 
AMENDMENT: Amend proposed amendment to the Crescent Heights Area 

Redevelopment Plan (APPENDIX II) to read: 
 “(a) In Subsection 4.4.4.2, delete the second sentence and insert the 

following: 
 “The development permit for 114 - 11 Avenue NW should be a 

temporary permit for a maximum of three terms of five years for a 
maximum of fifteen years.”” 

 
 Moved by:  M. Wade Carried:   7 – 0  
 
 Reasons for support of the amended proposed Crescent Heights Area 

Redevelopment Plan amendment from Ms. Wade: 
• Keeping the Crescent Heights Area Redevelopment Plan section 

4.4.4.2 and modifying the wording to three 5 year DP terms, up to 15 
years to align with the DC parking guidelines of the same, provides 
statutory conditions to manage the temporary parking uses and allow 
flexibility to cease use prior to 15 years if required. 

• Allows for coordinated planning with Green Line, Main Street plans 
to activate residential use, which will support redevelopment at the 
appropriate time. 

• If the development permit is not renewed for temporary parking, then 
the impact of parking to the community may worsen.  So this 
provides a fix for the situation. 
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AMENDMENT: Amend DC guideline 7(a) to read: 
 “A maximum of two (2) five (5) year term development permits for 

Parking Lot – Grade may be approved by the Development Authority; 
and”. 

 
 Moved by:  M. Foht WITHDRAWN  
 
AMENDMENT: Amend DC guideline 1(a) to read: 
 “provide for parking only associated with the adjacent existing Vehicle 

Sales - Major operations; and”. 
 
 Moved by:  R. Wright Carried:   6 – 1 
 Opposed: C. Friesen  
 
 Reasons for Opposition from Mr Friesen: 

• I voted against this amendment which restricted the parking lot use 
to the auto dealership because most of the arguments in favour of 
the land use seemed to me to apply regardless of the retail use 
attached to the land use.  In time as the market changes the whole 
area will be redeveloped and until then the parking use is better than 
no use. 

 
MOTION: The Calgary Planning Commission FILED Administration’s 

recommendation of REFUSAL and recommends that Council: 
 
 A. 1. ADOPT, by bylaw, the proposed amendments to the Crescent 

Heights Area Redevelopment Plan, as amended; and 
 
  2. Give three readings to the proposed Bylaw. 
 
 Moved by:  S. Keating Carried:   7 – 0  
 
 B. 1. ADOPT, by bylaw, the proposed redesignation of 0.06 hectares ± 

(0.14 acres ±) located at 114 – 11 Avenue NW (Plan 3946N, 
Block 14, Lots 25 and 26) from DC Direct Control District to DC 
Direct Control District to accommodate surface parking lot with 
guidelines, as amended; and 

 
  2. Give three readings to the proposed Bylaw. 
 
 Moved by:  S. Keating Carried:   7 – 0  
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 Reasons for support of the Adoption recommendation and associated 
amendments from Mr. Wright: 
• The use of this site for a parking lot actually makes sense in the 

medium term. Presently, the car dealership indicates it will move 
eventually and may be triggered by advances on the Green Line and 
its planning.  Once that happens, the car dealership and its 
associated vacant parking lot will be a large assembled parcel which 
will be capable to provide a wide range of activities and design 
forms.  Attempting to stop the holding use of a parking lot may create 
more problems both from a site assembly perspective, as well as 
from a community perspective, who are actually in support of the 
continuing use of the site for parking. 

 
 Reasons for support of the Adoption recommendation from Mr Foht: 

• The current use of parking, in support of the existing car dealership, 
is a good interim use until the Green Line is built and additional 
density can be accommodated. 

 
 Reasons for support of the Adoption recommendation from Mr Friesen: 

• I supported this land use despite the administration recommendation 
for refusal because it seemed like a reasonable interim use that had 
proven itself useful to the community.  There are similar interim uses 
to the north and if this land use was not permitted the site might 
remain vacant for an extended period.  The time restrictions on the 
use seem sufficient to ensure an eventual outcome that favours the 
community. 

 
 
 
  



CALGARY PLANNING COMMISSION 
REPORT TO COUNCIL 
2016 APRIL 11 

ISC: UNRESTRICTED 
CPC2016-068 
LOC2015-0087 
Page 7 of 37 

  
POLICY AMENDMENT AND LAND USE AMENDMENT  
CRESCENT HEIGHTS (WARD 7)  
SOUTHWEST OF CENTRE STREET AND 12 AVENUE NW  
BYLAWS 14P2016 AND 61D2016 MAP 22C 
 

 
D. Mulholland 

Applicant:  Landowner:  

NORR Architect Planners Asheet Ruparell 

 
 

PLANNING EVALUATION 
 
SITE CONTEXT 
 
This land use and policy amendment application seeks to redesignate a parcel located in the 
community of Crescent Heights from Direct Control District to Direct Control District to allow for 
the continuation of the use, Parking Lot - Grade. 
 
The subject property is located west of Centre Street, and is currently used as a service parking 
lot for the adjacent North Hill Mazda dealership. The parking lot was approved in 2010 however 
the existing Direct Control Bylaw states that the use of Parking Lot – Grade may only be 
approved for a single five-year term. 
 
The proposed land use redesignation requires amendments to the Crescent Heights Area 
Redevelopment Plan, and this would be a prerequisite for the land use to proceed. 
 
 
LAND USE DISTRICTS  
 
The proposed land use is a DC Direct Control District based on the Multi-Residential – 
Contextual Grade-Oriented (M-CG) District, with the additional use of Parking Lot – Grade. If 
approved by Council the proposed DC will require that any approved Development Permit for 
that use be renewed every 5 years. The additional use will allow the adjacent Mazda dealership 
to minimize their reliance on street parking. All other regulations within the proposed DC match 
those of the M-CG District. 
 
 
LEGISLATION & POLICY  
 
Municipal Development Plan (MDP) 
 
On Map 1: Urban Structure of the Municipal Development Plan (MDP), the site is identified as 
part of the Inner City. The MDP recognizes that ARPs in existence prior to approval of the MDP 
provide specific direction relative to the local context (MDP 1.4.4), and as such defers to the 
Crescent Heights Area Redevelopment Plan. 
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Crescent Heights Area Redevelopment Plan (Statutory – 1997) 
 
The application is not supported by the Area Redevelopment Plan (ARP). A stated objective for 
Centre Street North is to “encourage improvement in the pedestrian environment” (Sec. 4.4.2.2) 
but the ARP also states that “a number of car dealerships and auto specialty outlets have 
located on the  street which make it difficult to create an attractive ‘pedestrian friendly’ shopping 
environment along the entire street” (Sec. 4.4.1). 
 
Along Centre Street, the ARP envisions “more small businesses serving the neighbourhood, 
more pedestrian traffic and street beautification improvements” (Sec. 2.2). Small restaurants, 
retail and personal uses are encouraged along the corridor. 
 
Speaking to parking the ARP specifically identifies a number of locations in the north part of the 
community for overspill parking from commercial uses (Sec. 4.4.4).  However, the ARP 
expresses concern with regard to overspill commercial parking in the remainder of the Centre 
Street area. The ARP states “the impacts of overspill parking are more serious south of 13 
Avenue and relaxations are not supported except on a specific basis as identified in the review 
of applications” (Sec. 4.4.4). It goes on to specifically mention the subject parcel, stating:  
 

“A time-limited Direct Control (DC) District for the additional use of a parking lot at 114 - 
11 Avenue NW may be provided to accommodate parking for the existing car dealership 
located at 1211 Centre Street NW. The development permit for 114 - 11 Avenue NW 
should be a temporary permit for a maximum of one term and for a maximum of five 
years. The existing low density multi dwelling use will be retained at 114-11 Avenue 
NW.” (Sec. 4.4.4.2) 

 
That time-limited Direct Control (DC) District was approved in 2010 (Bylaw 13D2010), and 
expired in July 2015. The Applicant has proposed an amendment to the Crescent Heights Area 
Redevelopment Plan to remove this passage (Section 4.4.4(2)) (see APPENDIX II). 
 
 
North Bow Design Brief (Non-Statutory – 1977) 
 
This study recommends that “the Crescent Heights-Regal Terrace area be maintained and 
protected as a family oriented neighbourhood. Redevelopment, where desirable, will be 
accommodated at a scale which respects the surrounding housing stock and streetscape. The 
quality and character of new development should reinforce the existing physical and 
demographic character of the area” (Page 14). 
 
Any development or reclassification shall be considered in terms of its traffic generation and 
environmental impact on the surrounding land use, rather than solely in terms of zoning criteria 
(Page 12). 
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Further extension of commercial strips to other areas should be discouraged until a need for 
additional commercial land is evident (Page 13). 
 
Site access to commercial and parking areas should be located so as to discourage traffic from 
using residential lane or streets (Page 14). 
 
The Design Brief expresses concerns with regards to the use of surface parking or open storage 
in the transitional areas between commercial and residential along Centre Street because this 
kind of use can discourage investment in homes and often lead to deterioration of the area 
(Page 60). 
 
 
TRANSPORTATION NETWORKS 
 
A Transportation Impact Assessment was not required. The subject site is laned and situated on 
a Primary Transit Network.  
 
 
UTILITIES & SERVICING 
 
Site servicing is available to support the potential redevelopment of the site. 
 
 
ENVIRONMENTAL ISSUES  
 
No environmental concerns exist on the subject site. 

 
 
GROWTH MANAGEMENT  
 
This Land Use Amendment application does not require additional capital infrastructure 
investment at this time and therefore, no growth management concerns have been identified. 
 
 
PUBLIC ENGAGEMENT  
 

Community Association Comments 
• Supportive of the existing parking arrangement; 
• Has generally had a positive effect on parking in the area; 
• Ultimately the business is not well suited to its location; 
• The parking lot must be viewed as a temporary arrangement; and 
• Has the expectation that the property will revert back to a residential use. 
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Citizen Comments 
No comments were received from adjacent land owners. 

 
Public Meetings 
No public meetings were held. 
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APPENDIX I  
 

APPLICANT’S SUBMISSION 
 
 
The subject parcel is located in Crescent Heights near the Centre Street corridor and consists of 
0.06 ha (0.15 ac).  The parcel currently accommodates a surface parking lot for the North Hill 
Mazda dealership which is directly east of the subject site. 
 
The current land use designation is a Direct Control District (13D2010) based on the Multi-
Residential – Contextual Grade-Oriented (M-CG) District.  The DC adds “Parking Lot-Grade” to 
the list of discretionary uses and requires a development permit for a parking lot for a maximum 
term of 5 years.  In 2010 a temporary development permit was issued for 5 years to provide 
parking for service customers.  This parking has proven invaluable to alleviate community 
concerns of spillage onto the street. 
 
The owner wishes to extend the DP for the parking lot until the business can be relocated and 
the site redeveloped.  In order to accomplish this, a land use amendment is required to facilitate 
the extension of the DP.  The proposed land use amendment is the same DC district; however, 
the clause pertaining to the term for the DP for the parking lot has been modified to enable the 
extension of the current DP. 
 
This lot (and others similar to it that are just off Centre Street) has been used for decades for 
surplus parking for the commercial corridor.  The parking area provides a good transition to 
adjacent development until the Centre Street property can be redevelopment and provides 
much needed parking to the business.  It also facilitates safe access and parking for patrons.  
To conclude, over the past 5 years we have demonstrated that we have properly maintained 
and used the lot for its designated limited purposes, and for this reason and those noted above 
we request the support of Planning Commission and Council. 
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APPENDIX II 
 

APPLICANT’S PROPOSED AMENDMENT TO THE 
CRESCENT HEIGHTS AREA REDEVELOPMENT PLAN 

 
 
(a) Delete subsection 4.4.4.2 in its entirety. 
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APPENDIX III 
 

APPLICANT’S PROPOSED DIRECT CONTROL GUIDELINES 
 

Purpose  
1  This Direct Control District is intended to:  
 

(a) provide for parking only associated with the adjacent commercial operations; 
and 

 
(b) maintain the option of redevelopment for residential use of the site. 

 
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 the Multi-Residential – Contextual Grade-Oriented (M-CG) 

District of Bylaw 1P2007 are the permitted uses in this Direct Control District.  
 
Discretionary Uses  
5  The discretionary uses of the Multi-Residential – Contextual Grade-Oriented (M-CG) 

District of Bylaw 1P2007 are the discretionary uses in this Direct Control District with 
the addition of: 

 
(a) Parking Lot – Grade.   

 
Bylaw 1P2007 District Rules  
6  Unless otherwise specified, the rules of the Multi-Residential – Contextual Grade-

Oriented (M-CG) District of Bylaw 1P2007 apply in this Direct Control District.  
 
Parking 
7  (a) A maximum of three (3) five (5) year term development permits for Parking Lot 

– Grade may be approved by the Development Authority; and 
 

(b) A development permit approved for Parking Lot – Grade must be for a 
maximum five (5) year term.  

 
Density 
8  The maximum density is 72 units per hectare.  
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APPENDIX IV 
 

LETTERS SUBMITTED 
 
 
I am responding on behalf of the Crescent Heights Community Association; thank you for the 
opportunity to comment. 
 
We reviewed the application at our meeting on Tuesday. We still have concerns about this type 
of encroachment into our residential community, so we want to reaffirm the original agreement 
which is that this property will revert BACK to residential once North Hill moves. 
 
Some of our members spoke with the owner of North Hill Mazda, and, we are aware they are 
expecting to move once the south ring road is complete. With that in mind, we will support a 5 
year extension but NOT a permanent redesignation. 
 
Regards, 
 
Darlene Jones 
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APPENDIX V 
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