Report to Planning and Environment Committee

To: Chair and Members

Pl anning and Environment Commi
Fr om: Scott MMPAerB.,Eng.

Deputy City Manager, Planning

SubjectHi ghbury Self Storage Equities

| td. )

455 Highbury Avenue North

File Number: OZ-9739, Ward 04

Public Participation Meeting
Dat e: August 13, 2024

Recommendation

That, on the recommendation of the Director, Planning and Development, the following
actions be taken with respect to the application of Highbury Self Storage Equities
Limited (c/o Zelinka Priamo Ltd.) relating to the property located at 455 Highbury
Avenue North:

(@) the request to amend the Official Plan, The London Plan, to AMEND the Brydges
Street Area Specific Policy in the Light Industrial Place Type of the subject lands,
BE REFUSED for the following reasons:

I) The proposed development is not consistent with the Provincial Policy
Statement, 2020, which promotes intensification and redevelopment in
appropriate locations where appropriate levels of infrastructure and public
service facilities are or will be available.

i) The proposed development does not conform to The London Plan (2016),
including, but not limited to, the Key Directions, City Design, Intensity and
Form policies of the Light Industrial Place Type, as well as the Brydges
Street Area Specific Policy.

(b)  the request to amend Zoning By-law No. Z.-1 to change the zoning of the subject
property FROM a Light Industrial Special Provision (LI1(22)) Zone TO a Light
Industrial Special Provision (LI1(_)) Zone, BE REFUSED for the following
reasons:

i)  The proposed development is not consistent with the Provincial Policy
Statement, 2020, which promotes intensification and redevelopment in
appropriate locations where appropriate levels of infrastructure and public
service facilities are or will be available.

i)  The proposed development does not conform to The London Plan (2016)
as the requested Specific Policy is not recommended for approval.

iii)  The proposed development and requested zoning represent a negative
impact to the subject lands as a whole, as the area does not promote
outdoor storage within a gateway to the City of London.

IT BEING NOTED that should Council approve the proposed development, Staff
recommend that a holding provision (h-18) that will ensure the development will not
occur until such time as that archaeological matters will be addressed.

Executive Summar

Summary of Request

The applicant has requested an amendment to The London Plan to amend the Brydges
Street Area Specific Policy in the Light Industrial Place Type to permit standalone self-
storage units outside of the main building, where the Brydges Street Area Specific
Policy restricts commercial uses to the existing building stock. The applicant has also
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requested an amendment to the Zoning By-law Z.-1 to rezone the property from a Light
Industrial Special Provision (L11(22)) Zone to a Light Industrial Special Provision (LI1())
Zone.

Purpose and the Effect of Recommended Action

The purpose and effect of the recommended action is to refuse the requested
amendments to amend the Brydges Street Area Specific Policy Area in the Light
Industrial Place Type of The London Plan and refuse the requested zoning amendment
of the subject lands to facilitate the expansion of 65 self-storage units on the southerly
portion of the subject lands.

Should Council approve the proposed development, Staff recommend that a holding
provision (h-18) that will ensure the development will not occur until such time as that
archaeological matters will be addressed.

Linkage to the Corporate Strategic Plan

This recommendationwilc ont ri bute to the advancement of
2027 Strategic Plan in the following ways:
1 Strategic Plan Area of Focus: Housing and Homelessness, by ensuring
Londonds gr owt h an dpladnediaad conpideis nse, inierssity vaed! |
form.
1 Strategic Plan Area of Focus: Wellbeing and Safety, by promoting
neighbourhood planning and design that creates safe, accessible, diverse, walkable,
healthy, and connected communities.

Analysis

1.0 Background Information
1.1 Previous Reports Related to this Matter
Z-9564 1 455 Highbury Avenue North T PEC Date: March 20, 2023

1.2  Planning History

The lands were previously subject to a Zoning By-law amendment application (Z-9564)
to permit a self-storage establishment within the existing building. This amendment
allowed for the existing building on site to be used for self-storage purposes and
accommodated the new use wholly within the existing building; no changes were
proposed to the existing site configuration or building footprint. Conceptual exterior
alterations to modernize the appearance of the existing building were proposed.
Special provisions were requested to permit the existing front yard setback and to
permit a self-storage establishment use within the existing building. The application
was approved by Council on April 4, 2023.

1.3  Property Description and Location

The subject lands are located on the southwest corner of the intersection of Highbury
Avenue North and Brydges Street, within the East London Planning District. The site is
approximately 1.97 hectares in size, with a lot frontage of 96.0 metres on Brydges
Street and 195.0 metres on Highbury Avenue North. The site is currently developed
with a self-storage establishment that is contained entirely within the existing building
on the subject lands. The remainder of the site is comprised of hardscaped parking
and driveway along the west and central portions of the site, and a naturalized area on
the southwest portion.

At present, there are two driveway accesses to the site for vehicles, one from Brydges
Street and the other from Highbury Avenue North. Public sidewalks are currently
available along both sides of Highbury Avenue North and Brydges Street, with
dedicated bicycle lanes also available along Brydges Street. The site is also serviced
by existing public transit routes.

The immediate surrounding neighbourhood consists primarily of a mix of low- and



medium-density residential and light to heavy industrial land uses. The subject site is
also in close proximity to the Canadian National Rail corridor and stock yard located to
the south.

Site Statistics:

Current Land Use 1 Self-Storage Establishment
Frontage i 94.9 metres

Area i 17,826 metres square (1.97 hectares)
Lot Coverage 7 40.3%

Shape 1 Irregular

Located within the Built Area Boundary: Yes
Located within the Primary Transit Area: Yes
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Surrounding Land Uses:

1 North i Residential

1 Easti Industrial and Residential

1 South i Industrial, Commercial and CN Railway Tracks
 Westi Industrial

Existing Planning Information:

1 The London Plan Place Type i Light Industrial at the corner of an Urban
Thoroughfare and Neighbourhood Connector

1 Special Planning Areas i Primary Transit Area, Brydges Street Area Special
Policy Area

1 Existing Zoning i Light Industrial Special Provision (LI1(22)) Zone
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Figure 1- Aerial Photo of 455 Highbury Avenue North and Surrounding lands.
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Figure 2. Streetview of 455 Highbury Avenue North (view from the intersection of Highbury Avenue North
and Brydges Street facing southwest)
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Figure 3. Streetview o

f 455 Highbury Avenue North (view from Brydges Street facing east)
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Figure 4. Streetview of 455 Highbury Avenue North (view from Highbury Avenue North facing west)
2.0 Discussion and Considerations
2.1 Development Proposal

On April 4th, 2023, City of London Municipal Council approved a Zoning By-law
Amendment to rezone the subject lands to the current Light Industrial (LI1(22)) Zone,
with a special provision to permit self-storage establishment use within the existing
building on the subject lands. Since this approval, the landowners have been working
diligently to update and restore the existing building to facilitate the self-storage facility.



The proposed development seeks to expand the self-storage use to include additional
storage units on the southerly portion of the subject lands, consisting of five stand-alone
buildings containing approximately 65 storage units.

The proposed development includes the following features:

Land use: Industrial (self-storage establishment)
Form: Primary building and standalone buildings
Height: 1.5 storeys (4.6m)

Building coverage: 52%

Parking spaces: 50 surface parking spaces
Landscape open space: 19%.
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Additional information on the development proposal is provided in Appendix ACa
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Figure 3 - Conceptual Site Plan (April 2024)
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Figure 4 i Conceptual renderings of standalone self-storage buildings (Received April 2024)
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Figure 57 Conceptual elevations of the proposed standalone self-storage buildings (Received April 2024)

Additional plans and drawings of the development proposal are provided in

Appenbda x

fi

2.2 Requested Amendments

The applicant has requested an amendment to The London Plan to amend the Brydges
Street Area Specific Policy in the Light Industrial Place Type to permit standalone self-
storage units outside of the main building, whereas the Brydges Street Area Specific
Policy restricts commercial uses to the existing building stock. The applicant has
requested an amendment to the Zoning By-law Z.-1 to rezone the property from a Light
Industrial Special Provision (L11(22)) Zone to a Light Industrial Special Provision (LI1( ))

Zone.

2.3 Internal and Agency Comments

The application and associated materials were circulated for internal comments and
public agencies to review. Comments received were considered in the review of this

application and are addressed in Section 4.0 of this report.

Key issues identified by staff and agencies included:

1 Tree Protection Area located where the proposed Storage Units are.

Detailed internal and agency comments are included in Appendix FEOOf this report.

2.4  Public Engagement

On May 28, 2024, Notice of Application was sent to 59 property owners and residents in
the surrounding area. Notice of Application was also published in the Public Notices and
Bidding Opportunities section of The Londoner o n .
also placed on the site.
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There were no responses received during the public consultation period.

2.5 Policy Context

The Planning Act and the Provincial Policy Statement, 2020

ng

The Provincial planning policy framework is established through the Planning Act
(Section 3) and the Provincial Policy Statement, 2020 (PPS). The Planning Act requires
that all municipal land use decisions affecting planning matters shall be consistent with

the PPS.

Applicat

The mechanism for implementing Provincial policies is through the Official Plan, The
London Plan. Through the preparation, adoption and subsequent Ontario Land Tribunal
(OLT) approval of The London Plan, the City of London has established the local policy
framework for the implementation of the Provincial planning policy framework. As such,
matters of provincial interest are reviewed and discussed in The London Plan analysis

below.


https://london.ca/business-development/planning-development-applications/planning-applications/455-highbury-avenue

The PPS promotes the integration of land use planning, growth management, transit-
supportive development, intensification, and infrastructure planning to achieve cost-
effective development patterns, optimization of transit investments, and standards to
minimize land consumption and servicing costs (1.1.1e)).

Settlement areas are directed to be the focus of growth and development. Land use
patterns within settlement areas shall be based on densities and a mix of land uses
which efficiently use land and resources and are appropriate for, and efficiently use, the
infrastructure and public service facilities which are planned or available (1.1.3.2). Land
use patterns within settlement areas shall also be based on a range of uses and
opportunities for intensification and redevelopment (1.1.3.2).

Employment Areas are intended to be planned for, protected, and preserved for current
and future uses. These areas shall ensure that the necessary infrastructure is provided
to support current and projected needs. Specifically, planning authorities shall protect
employment areas in proximity to major goods movement facilities and corridors for
employment uses that require those locations (1.3.2.6).

Planning authorities shall also promote economic diversity, development, and
competitiveness by providing for an appropriate mix and range of employment,
institutional, and broader mixed uses to meet long-term needs (1.3.1). Lastly, the PPS
encourages long-term economic prosperity to be supported by promoting opportunities
for economic development and community investment-readiness (1.7.1 a)).

The recommended amendment is not in keeping with the PPS 2020 as the expansion of
the self-storage use outside of the main building is not an efficient use of employment
lands, and is no longer limited to making efficient use of the existing building stock.

The London Plan, 2016

The London Plan (TLP) includes evaluation criteria for all planning and development
applications with respect to use, intensity and form, as well as with consideration of the
following (TLP 1577-1579):

Consistency with the Provincial Policy Statement and all applicable legislation.
Conformity with the Our City, Our Strategy, City Building, and Environmental
policies.

Conformity with the Place Type policies.

Consideration of applicable guideline documents.

The availability of municipal services.

Potential impacts on adjacent and nearby properties in the area and the degree
to which such impacts can be managed and mitigated.

7. The degree to which the proposal fits within its existing and planned context.
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Staff are of the opinion that not all the above criteria have been satisfied. Specifically,
the request is not in conformity with the Brydges Street Area Specific Area Policy in the
Light industrial Place Type. An analysis of the deficiencies is addressed in Section 4.0
of this report.

The London Plan includes conditions for evaluating the appropriateness of Specific
Area Policies where the applicable place type policies would not accurately reflect the
intent of City Council with respect to a specific site or area (TLP 1729-1734).

The following conditions apply when considering a new Specific Area Policy:

1. The proposal meets all other policies of the Plan beyond those that the specific
policy identifies.

2. The proposed policy does not have an adverse impact on the integrity of the
place type policies or other relevant parts of this Plan.

3. The proposed use is sufficiently unique and distinctive such that it does not
establish an argument for a similar exception on other properties in the area.

4. The proposed use cannot be reasonably altered to conform to the policies of the
place type.



5. The proposed policy is in the public interest and represents good planning.

Staff are of the opinion that not all the above conditions have been satisfied.
Specifically, the Brydges Street Area Specific Policy Area in the Light industrial Place
Type has not been met. Staff are further of the opinion that the proposed policy will
have an adverse impact on the Place Type policies, the use is not sufficiently unique
and distinctive, the use can be reasonably altered to conform to the policies, and the
proposed policy is not in the public interest and does not represent good planning.

3.0 Financial Impact/Considerations

None

4.0 Key Issues and Considerations
4.1 Land Use

The site is located within the Light Industrial Place Type of The London Plan at the
intersection of an Urban Thoroughfare (Highbury Avenue North) and a Neighbourhood
Connector (Brydges Street), as identified on Map 17 Place Types and Map 31 Street
Classifications.

Permitted uses within the Light Industrial Place Type at this location include a broad
range of industrial uses that are unlikely to impose significant impacts on surrounding
industrial land uses due to emissions such as noise, odour, particulates, and vibration
(TLP 1115 1). Industrial uses with large amounts of open storage may not be permitted
dependant on the character of the surrounding industrial area or any applicable
guideline documents (TLP 1115 2). Self-storage establishes are not considered
employment uses and are typically directed to the Commercial Industrial Place Type.
However, the subject lands are within the Brydges Street Area Specific Policy, which
contemplates a limited amount of commercial uses through a site-specific zoning by-law
amendment (TLP 1140A).

Staff have already considered the appropriateness of the self-storage establishment
use through the previous Zoning By-law amendment application, at which time it was
determined the use was appropriate provided it was restricted to the existing building in
accordance with the Brydges Street Area Specific Policy. These policies require
commercial uses to be located entirely within an existing building, and discourages
additions to or enlargement of buildings to accommodate commercial uses (TLP
1140A 1 and 2). Substantial additions or alterations to existing buildings to
accommodate commercial uses will not be permitted (TLP 1140A_2).

The proposed self-storage establishment does not satisfy this policy criteria, as the use
is now proposed to be expanded into several free-standing buildings outside of the
existing building.

Staff are of the opinion that the proposed expansion of the self-storage use outside of
the main building is not in keeping with the Brydges Street Area Specific Policy Area,
and therefore is not in conformity with The London Plan.

4.2 Intensity

Within all Industrial Place Types, industrial uses will be encouraged to utilize land
efficiently with high building coverage ratios and high employment density sought
wherever possible (TLP 1124 _1). The intensity of industrial uses may also be
moderated by zoning regulations, where appropriate, to limit the extent of their noise,
vibration, dust, and odour emissions (TLP 1124 2). In this case, the proposed
amendment intensifies the lands into an area that is not intended to be developed as it
is located within a Tree protection Area. Although the trees have been removed from
the area in question, the proposed self-storage establishment is likely to impose
significant impacts as it relates to the visual impact of outdoor storage given that the
proposed use will no longer be contained within the existing structure and new



development will occur. Further, in accordance with the Brydges Street Area Specific
Policy Area, the commercial use is only contemplated within existing building stock and
no additions or enlargements to the existing building to accommodate the use are
permitted. The addition of the proposed standalone buildings expands the intensity of
the commercial use beyond the existing building, which is not in conformity with The
London Plan.

4.3 Form

In the Industrial Place Types, large open storage areas will be screened with fencing
and landscaping that is appropriate within the surrounding context and view corridors
and loading facilities will be located in areas that minimize visual impact to other
industrial uses and the street (TLP 1125 _5 and 1125_6). Although the use was
established as a self-storage establishment within the existing building, the Brydges
Street Area Specific Policy does not permit the expansion of commercial uses outside of
the existing building and does not permit substantial additions or alterations to existing
buildings to accommodate commercial uses. In this case, expanding the self-storage
use outside of the main building in the form of five (5) standalone buildings is not
permitted within the policy framework of The London Plan, and the form of the proposed
units is not appropriate for the surrounding neighbourhood context.

4.4 Brydges Street Area

The subject site is located within the Brydges Street Specific Policy Area of The London
Plan. Within the Brydges Street Area, a limited number of commercial uses may be
permitted through a site-specific zoning by-law amendment provided the following
conditions can be met:

1. The commercial use is located within an existing building.

2. Additions to or enlargement of the building to accommodate commercial uses will
be discouraged. Substantial additions or alterations to existing buildings to
accommodate commercial uses will not be permitted.

3. The commercial use does not fit well within the Downtown, Transit Village, Rapid
Transit Corridor, Urban Corridor, Shopping Area or Main Street Place Type due
to its planning impacts.

4. The commercial use may generate noise, vibration, or emission impacts.
5. The commercial use may generate large volumes of truck traffic.
6. The commercial use may require large storage and/or display space.

7. Minor variances to accommodate additional parking or minor variances that could
have an impact on the industrial operations in the area will be discouraged.

8. The commercial use would not prevent the future re-use of the building for
industrial uses.

9. The commercial use does not generate significant additional traffic that will
interfere with the industrial uses or operations in the area.

10. The commercial use does not constitute a sensitive land use which would have
an impact on or would impair or interfere with the existing or planned industrial
use of the area.

The objective of the area-specific policies is to provide for a range of commercial land
uses that are typically not suitable for other commercial areas within the City (TLP
1140A).

In 2017, following the Industrial Lands Development Strategy, it was concluded that
industrial lands within the interior of the city (like the Brydges Street Area) have been



seen to struggle to attract new industrial users. The criteria outlined above is intended to
attempt and maintain the existing building stock within this area and to ensure that any
commercial uses that do locate within the Brydges Street Area do not negatively impact
existing or future industrial or residential uses.

Moreover, commercial uses that meet the criteria above are generally inappropriate to
be located along main streets or within commercial plazas (TLP 1140A_3). Allowing the
location of such commercial uses within the Brydges Street Area aids in decreasing the
amount of underutilized and vacant industrial buildings within the city whilst maintaining
the existing building stock should new industrial users be attracted to the area in the
future. Commercial uses which are permitted should not outright prevent existing
industrial buildings from being reconverted into industrial uses but should instead aim to
aid the transition of a property from industrial to commercial (and vise versa) depending
on the context of the surrounding area. Generally, commercial uses will only be
permitted within the Brydges Street Area if they are located within an existing building,
will not negatively impede on the operations of the industrial uses in the area, and would
not prevent the re-use of the building for industrial uses in the future.

As the applicant is seeking to expand the self-storage use outside of the main building,
the proposed standalone self-storage use is not in conformity with the Brydges Street
Area Specific Policy Area, and as such the proposed extension is not an appropriate
commercial-industrial use for the lands. Although staff supported the initial re-zoning for
the self-storage use, it is important to note that the use was limited to the existing
building at the time in accordance with the relevant policy framework of The London
Plan, whereas the current proposal seeks to substantially expand the use beyond the
existing building. The proposed self-storage establishment is now anticipated to have
impacts on the surrounding properties and frustrates the long-term planned function of
the site for industrial uses.

45 Zoning

The Light Industrial (LI1) Zone is intended to permit a limited range of minimal intensity
industrial and complementary uses, which are unlikely to pose significant impacts on
surrounding land uses. Self-storage establishments can also be considered a
commercial industrial use that that does not require a large amount of outdoor storage,
but rather requires large amounts of land and interior building space for storage-related
purposes. Through the previous re-zoning application (Z-9564), it was established in the
special provisions that the permitted uses shall be restricted to the existing building on
the date of the passing of this By-law. The intent of this was to implement the policy
direction of the Brydges Street Area Special Policy Area by restricting the self-storage
establishment to the existing building. As the current application seeks to remove this
special provision, it is not in keeping with the intent of the Brydges Street Area Special
policies, and therefore is not in conformity with The London Plan.

Conclusion

The requested amendments are not consistent with the Provincial Policy Statement,
2020, which promotes intensification and redevelopment in appropriate locations where
appropriate levels of infrastructure and public service facilities are or will be available.
The requested amendments do not conform to The London Plan (2016), including, but
not limited to, the Key Directions, City Design, the Industrial Place Type policies, or the
Brydges Street Area Specific Policy Area. The proposed development and requested
amendments represent an over-intensification of the site and it is recommended the
requested amendments be refused.

Prepared by: Brent House
Planner, Site Plans

Reviewed by: Catherine Maton, MCIP, RPP
Manager, Planning Implementation



Recommended by: Heather McNeely, MCIP, RPP
Director, Planning and Development

Submitted by: Scott Mathers, MPA, P.Eng.
Deputy City Manager, Planning and Economic
Development

Copy:

Britt OO6Hagan, Manager, Current Devel opment
Mike Corby, Manager, Site Plans

Brent Lambert, Manager, Development Engineering

Kyle Gonyou, Manager, Urban Design and Heritage



Appendix BT Site and Development Summar

A. Site Information and Context

Site Statistics

Current Land Use

Self-storage Establishment

Frontage 94.9m

Depth 197.4m

Area 17,826 square metres
Shape irregular

Within Built Area Boundary Yes

Within Primary Transit Area Yes

Surrounding Land Uses

North Residential

East Industrial and Residential

South Industrial, Commercial and CN Rail
West Industrial

Proximity to Nearest Amenities

Major Intersection

Highbury Avenue North & Brydges Street, ~10
metres

Dedicated cycling infrastructure

Brydges Street, ~10 metres

London Transit stop

London Transit Office - #895 Highbury Avenue
North 1 140 metres

Public open space

LTC Brydges Park, ~41 metres

B. Planning Information and Request

Current Planning Information

Current Place Type

Light Industrial Place Type fronting an Urban
Thoroughfare (Highbury Avenue North) & a
Neighbourhood Connector (Brydges Street)

Current Special Policies

Brydges Street Area Special Policy Area

Current Zoning

Light Industrial Special Provision (L11(22))

Requested Designation and Zone

Requested Place Type

Light Industrial Place Type fronting an Urban
Thoroughfare (Highbury Avenue North) & a
Neighbourhood Connector (Brydges Street)

Requested Special Policies

Amendment to Brydges Street Area to permit Self-
Storage Establishment outside the main building

Requested Zoning

Light Industrial Special Provision (LI11( ))

C. Development Proposal Summary

The proposed development seeks to expand the self-storage use to include detached
storage units on the southerly portion of the subject lands. The proposed expansion
comprises five stand-alone buildings with approximately 65 storage units.




Development Overview

The proposed development seeks to expand the self-storage use to include additional
storage units on the southerly portion of the subject lands, consisting of five stand-
alone buildings containing approximately 65 storage units.

Proposal Statistics

Land use Industrial
Form Self-Storage Establishment
Height 1.5 Storeys (4.6 metres)
Gross floor area 9,217 Metres?
Building coverage 52%
Parking spaces 50 surface parking spaces
Landscape open space 19%
New use being added to the local No
community
Mobility
Parking spaces 50 surface
Vehicle parking ratio 10 spaces per 2,000m?
New electric vehicles charging stations N/A
Secured bike parking spaces Not Included
Secured bike parking ratio Not Included
Completes gaps in the public sidewalk N/A
Connection from the site to a public Yes
sidewalk
Connection from the site to a multi-use path | NA
Environment
Tree removals 12
Tree plantings 37
Tree Protection Area Yes
Loss of natural heritage features No
Species at Risk Habitat loss No
Minimum Environmental Management NA
Guideline buffer met
Existing structures repurposed or reused No
Green building features Unknown




Appendix CT Relevant Background Information



