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1  Executive Summary
• This proposal is for a small scale urban agricultural use, to grow food at 512 

McCormick Blvd. in London's Old East Village. 

• The subject lands are small in area (0.08 ha) and are “stranded” between the 
CPR tracks (north), an industrial area (west), and a hydro substation (south).  

• Given these severe site constraints, there are very few viable options for 
development of the site and, as a result, it has not been developed to date, 
despite the fact that it is in one of the oldest built-up areas of the City.

• This proposal represents a unique opportunity to use these lands for mean-
ingful local food production – consistent with the Food Systems policies of 
The London Plan and also Council’s Urban Agriculture Strategy.

• The proposal calls for 8 entirely self-contained high-tech hydroponic grow-
ing units, which are 2.9m (9.5 ft) in height 

• This planning and design report demonstrates that the proposed use, inten-
sity and form are appropriate for these lands and represent good planning.

• The proposal conforms with the Planning Act and is consistent with Provin-
cial Policy. 

• The proposal also conforms with the Our Strategy, Key Directions, Our City, 
City Building and Our Tools policies of the London Plan.

• The proposal conforms with the in-effect policies of the Industrial land use 
designation that currently apply to the lands in the 1989 Official Plan.

• This report provides a detailed spatial analysis, identifying interfaces, sensi-
tivities and viewsheds.

• The project has been designed, accordingly, to minimize and mitigate po-
tential impacts primarily through site layout, limited growing unit heights, 
additional set-back from the eastern lot line, unit configuration, existing 
fencing and strategically located tree planting.

• The proposed orientation of the hydroponic growing units can help to mit-
igate noise impacts on the existing neighbourhood, currently generated by 
train activity on the CPR tracks north of the site.

• Consistent with the Planning and Development Evaluation Criteria of the 
London Plan, this report has shown that the proposed development is com-
patible with the surrounding uses and is a good fit within the existing and 
planned context for the area. 

2  The Proposal
2.1  Vision
Our vision stems from an understanding of urban agriculture and all of the benefits 
it brings to a community. LOCL Farms’ vision is to provide sustainable, organic food 
to serve London and area. We aim to cultivate a meaningful amount of produce 
using the fewest resources by leveraging technology and innovation.  We want to 
positively impact London’s local food supply chain, moving away from a reliance 
on fossil fuel-heavy imports through all-season urban farming.  We envision sup-
plying produce to educational facilities, farmers markets, social services, entertain-
ment venues, grocery stores and restaurants within the Old East Village, Down-
town and other areas within the local context of the proposed site.  We see our use 
as part of a rich and growing food culture in the Old East Village/Western Fair area.
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Figure 3 - Perspective View  Looking East

CPR Track
s

McCormick Blvd
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2.2  Our Mission
Our mission is to produce affordable quality produce accessible to the local pop-
ulation, while cultivating a deeper understanding of the importance of local food 
production in the community

2.3  Prosal for High-tech Urban Agriculture
• The proposal is for a small scale urban agriculture use on a site at                  

512 McCormick Boulevard.

• The site has significant site configuration and locational constraints that 
have, to date, left it undeveloped despite its location within one of the old-
est built-up areas of London.

• The proposal represents a unique opportunity to use these lands for mean-
ingful local food production.

• The proposal calls for 8 entirely self-contained, high-tech hydroponic grow-
ing units which are 2.9m (9.5 ft) in height.

• While fewer units will be established in the earlier phases of the project, 
ultimately 8 growing units are proposed for the site upon full completion.

• These growing units have been prefabricated in the United States, as ship-
ping containers converted to include advanced technology growing equip-
ment, specifically designed for growing food.

• Each of the units includes growing lights, a nursery area, and advanced 
hydroponic panels that allow for vertical growing without the need for soil 
or other growing mediums.

• These units can produce meaningful amounts of organic food throughout 
the entire year, minimizing the use of water and energy in the process.  

• They have been used to successfully grow over 200 varieties of lettuces, 
leafy greens, herbs, and roots, being used across the United States and 
Canada.

• It should be clear that there is no intention to grow cannabis on this site and 
provincial regulations would not allow for growing cannabis on this site.

• The units produce virtually no noise (an exhaust fan operates during Sum-
mer months, similar to a residential air conditioner).

• It is anticipated that only one worker will be required on the site for planting, 
maintaining and harvesting at different times of the week.  This one person 
would be on site approximately 20 hours per week.

• There is virtually no waste from these units, as only a very small amount of 
peat moss is used to incubate the seedlings and the hydroponic cultivation 
process requires no further growing medium.

• There is no outdoor storage or outdoor stockpiling of soil, fertilizer or waste.

2.4  Proposed Zoning Amendment
This proposal is for a Light Industrial (LI1(*)) Zone with a new special provision.  
This special provision would leave the LI1 Zone's standard range of uses and reg-
ulations intact and add one additional permitted use; the proposed regulations 
would relate exclusively to this additional permitted use.

• Proposed additional permitted uses:   Urban Agriculture 

• Proposed regulations applying only to Urban Agriculture use:
• Minimum lot area:  800 m2
• Interior side and rear yards:  1.2m per 3.0m of building height
• One off-street parking space
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2.5 Proposal Dashboard
Variable Information
Size of Site 807 m2 (.21 Acres)
Lot Frontage 38.4m (125.8 ft)
Shape of Site Irregular with longest lot line (38.4m) fronting 

McCormick Blvd 
Existing Uses on Site Currently a “stranded” un-used property. En-

vironmental Site Assessment undertaken by 
BEN Engineering indicates it has never been 
previously developed.

Vegetation on Site Site was cleared of all vegetation by previous 
owners in 2016/17.
Not in Tree Protection Area
No Distinctive Trees

Surrounding Uses North – CP Rail Tracks (5 tracks wide)
West – Industrial uses, including light manu-
facturing, warehousing, wholesale
South – London Hydro Electric Substation
East – CP Rail Tracks; unassumed laneway; 
extreme rear of residential lot is east of lane-
way

Proposed Use Urban agriculture - self contained hydropon-
ic growing units within converted shipping 
containers

Proposed Intensity of Use Phase 1 will include 3 hydroponic growing 
units
Longer term plans call for 8 growing units on 
site
Each growing unit is 12.2m long, 2.4m wide, 
2.9m high (40’ long, 8’ wide and 9.5’ high)

Proposed Form of Use Growing units are established in high-tech, 
converted shipping containers.  

In Effect Official Plan Des-
ignation (1989 OP)

General Industrial

In Effect Zoning (Z.-1) Residential R1(R1-6) Zone

Proposed Zone Light Industrial LI1(*) Special Provision Zone

3  Policy Context
This section provides the policy context for the subject proposal.  A more 
detailed analysis showing how this proposal conforms with the London Plan 
is provided in Section 9 – Planning and Development Application Evaluation 
Criteria.

3.1  Policies Relating to Food Systems, Local 
Food Security, Sustainability and Resiliency
• Developing the infrastructure for local food production is an important 

part of both the Province’s and City’s policies regarding sustainability and 
resiliency.

• The Provincial Policy Statement expresses that “the long-term prosperity 
and social well-being of Ontario depends upon planning for strong, sustain-
able and resilient communities…”

• It goes on to say that “strong livable and healthy communities promote and 
enhance human health and social well being, are economically and environ-
mentally sound and are resilient to climate change”.

• The Our Strategy Part of the London Plan includes several policies relating 
to sustainability, including Policy 52(6) of the Plan which is entitled “Think 
sustainable”.  It reads “Financial, social and environmental sustainability will 
be an underlying consideration in all of the planning that we do.”

• Protecting and developing our food systems is a big part of this drive to 
sustainability in the London Plan.

• Direction #1 of the London Plan includes the policy intention to “protect 
our valuable agricultural land and build upon London’s role as an agrifood 
industrial hub” (Policy 55).

• Direction #7 indicates that Council will “support neighbourhood-scale food 
production” to help build strong, healthy and attractive neighbourhoods 
(Policy 61).
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• Direction #8 indicates that planning will be undertaken “so that London is 
resilient and adaptable to change over time” (Policy 62).

• Policy 650 is more specific and directive.  It says “the production, processing, 
and distribution of food consumes a significant amount of energy and has a 
major impact on our environment. Strengthening our local food system so that 
we can grow and consume more of our food locally, makes us more resilient to 
escalating energy prices and transportation costs. It also makes us less depen-
dent on other countries to produce the food we consume.”

• Policy 653 of the London Plan continues to say:  “Through our planning, pub-
lic projects, and investment, we will encourage, foster, and support:

1. A sustainable food system that contributes to the economic, ecological, and 
social well-being of our city and region.

2. Local food production and access to local, regional, national and interna-
tional agricultural trade markets.

3. A strengthened local food system infrastructure.

4. Ready access to high-quality retail grocery stores, farmers markets, and 
other food sources which provide affordable, safe, healthy, culturally di-
verse, and local foods.

5. Alternative ways that Londoners grow, process and sell food within the 
city.

6. Opportunities for urban food production on private and public lands.

7. Community economic development through 
the growth, processing, packaging, distribu-
tion, marketing, sale, and serving of food.”

• Policy 654 of the London Plan indicates that 
the City “will participate in coordinated commu-
nity and regional efforts to develop a more sus-
tainable food system that considers all stages of 
the food system and that:…..

4. Assesses neighbourhood food system oppor-
tunities as part of local area planning….

6. Provides opportunities for urban agriculture”

• Policy 672 of the London Plan continues the 
policy effort to “Encourage and support urban 
food production on private and public land, and 
identify opportunities on surplus lands where it is 
safe and suitable, and the soil can support gardening within the urban area.”

3.2  Urban Agriculture Strategy
• Urban Agriculture is an important and growing phenomenon across the 

globe

• It presents an opportunity to grow food within underutilized spaces in the 
urban fabric

• Urban agriculture comes with many benefits:

• Avoids the waste of difficult-to-use land and takes advantage of existing 
services that are already constructed in urban environments

• Is climate friendly:

• Eliminates the carbon footprint of long haul transportation from 
large scale agricultural fields to food terminals that wholesale food

• Similarly eliminates the carbon footprint of long haul transportation 
from food terminals to local food markets

• Many urban agricultural practices, such as that proposed in this case, 
eliminate the need to till land – something that also has a major 
impact on climate change

• Builds pride in neighbourhood food production

• Provides greater resiliency in the face of climate change, droughts, and 
other interrupters of our normal food production chain (as experienced 
through the COVID-19 pandemic.
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• Urban agriculture complements the London region’s vibrant agricultural 
sector and helps to create a culture of growing food more locally

• Council’s Urban Agriculture Strategy, adopted in 2017, is specifically de-
signed to encourage, facilitate and incent urban agriculture in London 

• It includes the following definition for Urban Agriculture:

“Defined simply and broadly, urban agriculture is the practice of growing, 
processing, sharing, and distributing food within the city. Urban agricul-
ture is an important component of London’s social, cultural, educational, 
economic, and ecological systems, and includes not only individuals grow-
ing food for their own use, but also commercial/entrepreneurial activities 
for which there is a sales component” (those parts underlined are directly 
related to the subject proposal) 

• The stated goal of the Urban Agriculture Strategy “is to help the municipal-
ity and the diverse communities of London work together, and support each 
other, in developing a positive, enabling environment for urban agriculture in 
the city”

• The strategy is organized into 5 broad categories that include:

1. Growing

2. Processing

3. Distribution

4. Food Loss and Recovery

5. Education and Connection

• Under the first strategic category, the Strategy calls for a variety of actions 
to support growing food within an urban setting

• The strategy specifically speaks to future growing activities that should be 
undertaken, including support for urban farming, hydroponic growing and 
even “incentivizing food production on private lands” 

• The strategy supports innovative techniques for growing food – such as the 
advanced hydroponic, small-foot print growing process that is proposed in 
this development

• The strategy supports community based growing that can enhance local 
food production, food security, and neighbourhood connections through 
food

• The strategy also supports urban food production that can be sold and used 
in neighbourhood oriented markets, restaurants and institutions.

3.3  Policies Relating to Innovation
• Several policies in the London Plan seek to encourage and support innova-

tion through the City’s planning efforts

• Policy 52(4) of the Plan is titled “Be Innovative” and indicates that “City 
Council will place a high value on creativity and innovation in all the planning 
it does so that we can find new and effective ways to meet the challenges and 
opportunities that will present themselves to London over the next 20 years”.

• Policy  671 continues this drive for new means of producing food by sup-
porting “opportunities for jobs and economic diversity in food systems through 
support for small business and entrepreneurs involved in the production of 
artisanal food products and other goods using locally-sourced materials”.

• Policy 678 states that City planning efforts should “Consider and establish 
new and innovative approaches to urban food production that increase food 
security, such as cooperative farming initiatives and urban garden plots on 
vacant, city-owned lands”
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3.4  Neighbourhood Place Type Policies (Not 
Yet in Effect)
• It is anticipated that the Neighbourhood Place Type will apply to the subject 

lands when Map 1 of the London Plan comes into effect.

• However, this Place Type is not currently in effect

• Section 3.5 of this Planning and Design Report evaluates the land use desig-
nation that is in effect through the 1989 Official Plan.

• However, when considering the subject application, and the policy context 
which dictates fit and compatibility, it is important to consider:

1. The site is close to a residential neighbourhood to the southeast and 
must be compatible with this residential context

2. The site is directly adjacent to an industrial area to the west and in-
dustrial type uses to the north (CN tracks) and south (London Hydro 
substation) –which generate varying noise, vibration, traffic and visual 
impacts.

• Policy 153 of the London Plan indicates that “Urban regeneration is about 
supporting sensitive growth and change within our urban areas so that they 
are sustainable and prosperous over the long term.”  This points to the need 
for the subject proposal to be of a use, intensity and form that is a good fit 
and compatible with the existing neighbourhood.

• Policy 154 speaks to maximizing existing urban infrastructure “Through our 
urban regeneration efforts we will:….(2) Maximize the value returned on the 
investment made in civic infrastructure”  The subject site has never before 
been built upon and isn’t currently utilizing the street and associated munic-
ipal infrastructure that is already in place and recently improved.”

• A number of City Design policies in the plan speak to built form require-
ments to ensure that new development either avoids or mitigates impacts 
on adjacent properties so that it is compatible and a good fit.  Policy 252 
speaks to site layout that “should be designed to respond to its context and 
the existing and planned character of the surrounding area” and 253 indicates 
that the “site layout should “be designed to minimize and mitigate impacts on 
adjacent properties”.

• Policy 918 (9) of the Neighbourhood Place type indicates that “Facilities to 
support neighbourhood urban agricultural systems may be integrated into 
neighbourhoods”.  This is an important policy which indicates the City’s de-
sire to integrate urban agricultural uses into the fabric of neighbourhoods, 
where they are compatible and a good fit.

• The approach for the use, intensity and form of development within the 
Neighborhood Place type is established in Policy 919 of the London Plan.  
Policy 919(6) says “In general terms, the intent of this approach is to balance 
neighbourhood stability and predictability with the goals of creating neigh-
bourhoods that allow for different housing types, an appropriate mix of uses, 
affordability, aging in place and vibrant interesting communities.”  

• This policy intention of the Neighbourhoods Place Type is important to 
recognize when considering what uses are appropriate on the subject lands 
that are adjacent to railway lands, adjacent to an industrial area and adja-
cent to a hydro substation.   Clearly, residential uses would not be appropri-
ate on these subject lands. 

3.5  General Industrial Land Use Designation 
Policies (1989 Official Plan - In Effect)
• A Record of Pre-application Consultation was provided by the City in June of 

2020 (see Appendix 1).

• It confirmed that the in-effect Official Plan land use designation for the sub-
ject lands is General Industrial

• The proposed zoning amendment application should be assessed based on 
this designation and the associated policies in the 1989 Official Plan, togeth-
er with the more general in-effect policies of the London Plan (as discussed 
above). 

• Policy 7.1.1. of the Plan lists objectives for all industrial designations.  It 
includes an objective to “(iii) minimize any potentially adverse impacts from 
industrial development on surrounding land uses”.  It also includes an objec-
tive to “(v) encourage an efficient utilization of land within industrial areas.”

• Policy 7.1.5 states the objective to “Provide opportunities within existing 
industrial areas for the introduction of new industries that are compatible with 
existing and surrounding land uses”.

• Policy 7.2 of the Official Plan states that, while the General Industrial desig-
nation is primarily located in areas that are separated from residential land 
uses, “this designation is also applied to certain older industrial areas located 
adjacent to residential uses.  Policies provide for the control of development in 
these areas to minimize potential adverse impacts.”

• Policy 7.2.1 outlines the main permitted uses in the General Industrial des-
ignation, including such things as “…assembly, fabricating ,manufacturing, 
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processing and repairing activities; service trades; public and private utilities 
and related facilities; large storage facilities, such as wholesale and warehouse 
establishments, contractors yards, transportation terminals and heavy equip-
ment sales and service …..”

• While the General Industrial designation does not specifically refer to urban 
agriculture uses as permitted within the General Industrial designation, 
it is notable that such uses were not explicitly listed in any of the land use 
designations of the 1989 Official Plan – as this kind of use was not explicitly 
contemplated at that time.

• The proposed use has similar characteristics to a warehouse – but without 
the truck traffic and noise generation and within a much smaller built form.

• As it is a goal of the Official Plan to keep sensitive land uses out of the 
General Industrial designation, to avoid land use conflicts, it is noteworthy 
that the proposed use is not sensitive to noise, vibration, odours, and other 
external impacts that may come from other uses within the General Indus-
trial designation.

• Policy 7.2.5 of the Official Plan provides policies to guide site design within 
the General Industrial designation.  The following policies are relevant:

i. Industrial traffic should be directed away from, and not through, resi-
dential areas.

ii. The number of access points from General Industrial sites to arterial or 
primary collector roads should be limited to minimize disruptions to 
traffic flows/

iii. The Zoning, Site Plan and Sign Control By-laws may specify higher 
standards for setbacks, the location of parking and loading areas, land-
scaping, signage, and screening of outdoor storage areas for industries 
adjacent to residential areas and along major entryways to the city”

• It is useful to understand the intent of Policy 7.8 of the 1989 Official Plan 
– Planning Impact Analysis.  The policies are to “be used to evaluate appli-
cations for … a zone change, to determine the appropriateness of a proposed 
change in land use and to identify ways of reducing any adverse impacts on 
surrounding uses.

• However, it is recommended that the London Plan’s Planning and Develop-
ment Evaluation Criteria policies be used to evaluate the appropriateness of 
the proposed development.  It is suggested that the London Plan’s evalu-
ation criteria cover all of the considerations listed in the Planning Impact 
Analysis policies of the 1989 Official Plan.

3.6  McCormick Secondary Plan 
• The subject lands are not located within the McCormick Secondary Plan 

area

•  However, the lands directly across the street are included in the McCormick 
Secondary Plan, so the context is relevant to this proposal

•  The plan recognizes that the originally heavy industrial area has transi-
tioned to lighter industrial uses and even non-industrial uses.  

• The plan serves to help this transition by balancing the regeneration and re-
purposing of some industrial lands to residential and commercial uses with 
support for the continuation of lighter industrial uses that remain viable.

• Consistent with the subject proposal, the plan seeks to avoid non-produc-
tive vacant lands and facilitate their development to viable uses that are 
positive within the community

McCormick Secondary Plan Structure Plan

 Subject lands
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• Principle 3 of the Secondary Plan is entitled “Support Local Business” and 
seeks to:

1. “Support new compatible business development at appropriate locations”

2. “Permit a wide range of less-intensive uses to encourage business cre-
ation”

3. “Encourage artisanal production in the form of small scale businesses….”

4. “Provide opportunities for urban agriculture and the development of a 
food production hub to promote local food cultivation and production”

• The subject proposal is consistent with all of these objectives

• The lands across the street from the subject site are designated as Industri-
al/Commercial in the London Plan, revealing that the planning context for 
the area across the street from the subject lands will continue to have a light 
industrial/commercial character.

4  Spatial Analysis
• This spatial analysis will:

• Provide an understanding the locational qualities of the site to accom-
modate the proposed use

• Identify key interfaces with existing and planned uses adjacent and near 
the site

• Examine views to the site from surrounding public and private spaces

• Recognize existing and required mitigating measures to address poten-
tial impacts of development on surrounding lands 

• Identify key site constraints

• Establish important design goals that will be addressed in the proposal 
for an urban agriculture use on the subject lands.

4.1  Surrounding Uses and Proximity to Local 
Food Demand
• Figure 4 shows a broad perspective of existing and planned uses in the vicin-

ity of the subject lands

• It is clear that the subject lands are adjacent to a large area to the west that 
is planned for industrial uses over the long term

• The diagram also shows the CPR railway tracks to the north, which are very 
wide (5 tracks) as part of the railway yards and shunting facility to the west

• North of the tracks is a large greenspace – McCormick Storwater Manage-
ment Pond facility

• Figure 4 also shows that the subject lands are well situated relative to 
several potential users of the agricultural product that will be grown by the 
proposed urban agricultural use

• The following local facilities have the potential to connect well with this 
proposed local food producer: 

• The Factory Entertainment and Food Hub

•  The Western Fairgrounds and Food Hub

•  The Western Fair Farmers Market

•  The Western Fair 4-Pad Sports Park

•  The Agriplex

•  The Old East Village Commercial Corridor – including many restaurants

•  Various Social Services located along the Dundas Corridor – many of 
which serve food as part of their social assistance programs

•  Fanshawe College

•  Downtown London – including hotels, the Convention Centre, the 
Farmers Market, many restaurants and social service agencies

• The site is clearly well located to serve an urban agriculture function in the 
heart of urban London.
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Figure 4 - Spatial Analysis - Broad Perspective
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4.2  Interfaces
• Figure 5 continues the spatial analysis by illustrating important interfaces 

with surrounding uses

• There are four interfaces between the site and surrounding land uses.  They 
are shown as dashed lines on Figure 5, and have been labeled with upper 
case letters  A through D.

Label Description and Important Considerations

A

The north lot lines of the site interface with the CPR 
railway right-of-way
These are busy tracks that impose a significant 
amount of noise and vibration on the surrounding 
lands – which imposes a major constraint on the 
development of the subject lands making it unsuitable 
for development of any sensitive land uses such as 
residential development.
The proposed use will not be impacted by noise or 
vibration, so buffering this interface is not necessary.
It is noteworthy that the proposed use will help to 
mitigate noise and vibration generated by the use of 
the CPR tracks north of the site
The proposed use will not impose any impacts on 
these adjacent lands and will not create a land use 
incompatibility with the use of the tracks

Label Description and Important Considerations

B

The west lot line interfaces industrial land uses to the 
west.
These include manufacturing, warehousing, wholesal-
ing, and accessory office uses.
These generate significant amounts of automobile and 
truck traffic. 
These light industrial uses also generate noise coming 
from trucks and industrial activities (particularly fur-
ther south of the site, on the west side of McCormick 
Blvd). 
This industrial area west of McCormick Blvd also 
presents various degrees of visual impact, including 
things like large outdoor works yards, storage areas, 
and minimally landscaped yards.

C

The south lot line interfaces with a London Hydro 
Electrical Transformer Station.
The transformer equipment is approximately 8’ high 
and is entirely enclosed with chain link fencing. 
The London Hydro site is also fenced to the south 
with 6’ high board fencing, with posts prepared for an 
additional 6" of lattice. 
The hydro facilities do generate some ambient noise – 
a background hum. 
Directly south of the London Hydro site is one resi-
dential dwelling, which is oriented to Princess Ave-
nue.  
The rear yard of this property is bounded by the wood 
fencing that has been erected to the south of the Lon-
don Hydro lands.

D

The east lot line interfaces with an unassumed lane . 
A 6’ high board fence runs the length of this interface. 
A small portion of a rear residential yard is adjacent 
to, and east of, the unassumed lane, bounded by the 
board fencing
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a. 6
b.
c.

d.
e. Containers wrapped

Figure 5 - Views, Interfaces
 & Mitigations
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 Looking north across site to tracks, from in-front of London Hydro Substation

CP Tracks, looking north of McCormick Blvd dead-end & subject lands  Five trail tracks, looking north from subject lands
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Subject lands, looking eastward from McCormick Blvd

Looking southward from subject lands, onto London Hydro Substation

Existing wood fence on south side of London Hydro Lands

Existing wood fence on east side of subject lands
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Looking north - residential lands south of London Hydro substation
Wooden fence on south side of London Hydro lands is visible

Looking north - residential lands south of London Hydro substation
Substation infrastructure (metal boxes) and wooden fence are visible
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Looking north on McCormick Blvd - 200m south of subject lands

Looking northwest at buildings across McCormick Blvd from subject site

Looking north on McCormick Blvd - 300 m south of subject lands

Looking west at industrial uses across McCormick Blvd from subject site
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4.3  Views
• Figure 5 illustrates a series of relevant views around the subject lands

View Label Description and Important Considerations

1

Those using the industrial building at 517 McCormick 
will have a clear view to the proposed development 
which is directly across the street.
It is anticipated that those using 517 McCormick will 
expect an industrial character, recognizing that they are 
located in an industrial building themselves and also 
given the presence of the CPR tracks and the established 
London Hydro substation which is also directly visible.
Those comments made for View 1, above, are also rele-
vant for this second view – but from the property at 511 
McCormick Blvd.

2 In addition, this view recognizes that those traveling to 
industrial businesses north of Princess and West of Mc-
Cormick will see the site as they travel northward. 
It is not expected that residents from the South will expe-
rience this view, as McCormick Blvd  ‘dead-ends’ at the 
CPR tracks, and there are no destinations for residents 
that are accessible northward

3

View 3 is from the rear yard of one single detached home 
fronting onto Princess Ave
This backyard is bounded by an existing 6’ high board 
on board fence between this yard and the London Hydro 
substation to the north
The Hydro lands act as a physical separation between 
this rear yard and the subject lands.

View Label Description and Important Considerations

View 4 represents views from properties on the south 

4 side of Princess Street. 
These views are blocked by the houses and garages on the 
north side of Princess, as well as the board fence on the 
south side of the London Hydro Lands.
In addition, some large trees on properties on the north 
side of Princess Ave obstruct views of the site from sever-
al properties on the south side of Princess.
View 5 is from the backyard of residences on the north 

5 side of Princess Ave. 
The subject lands are north of the majority of these back-
yard spaces (as opposed to directly west of them). 
Large trees in these backyards will obstruct views of the 
proposed development as will the existing 6’ board fence 
east of the subject site

4.4  Mitigating Measures
• Figure 5 illustrates a number of mitigating measures that are either in place 

already, or should be considered in the design of the proposed develop-
ment, recognizing the interfaces and views identified in this spatial analysis.

 These mitigating measures are shown in purple lines and labeled with lower 
case letters

•

Mitigation Description and Important Considerations
Label

a

A 6.0’ high board on board fence exists on the south 
boundary of the London Hydro lands, south of the subject 
site. 
This existing fence obstructs views, provides some noise 
buffer from the CPR tracks and hydro substation and 
enhances the sense of spatial separation between the pro-
posed development and the residential uses to the south.
Orienting the hydroponic growing units on an east/west 
axis will serve as a further noise barrier between the CPR  
tracks and the residential uses to the south.
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Mitigation 
Label

Description and Important Considerations

b As indicated above, an existing 6’ high board fence exists 
on the east side of the full length of the unassumed lane.
This existing fence obstructs views from the east

c

The proposed development should be designed to provide 
some spatial separation from the rear lot line – as shown 
by the purple line, labeled “c”, on Figure 5.
This is also an appropriate area for tree planting to en-
hance views, buffer noise generated from the CPR tracks 
and enhance the neighbourhood tree canopy

d

While the views of the subject site from the west are from 
industrial land users, it is appropriate to plant trees on the 
boulevard to enhance the streetscape and provide some 
visual screening
The shipping container units will be wrapped with a co-
loured vinyl material to enhance their aesthetic quality.

4.5  Significant Site Constraints
• This spatial analysis has shown that the subject lands are highly constrained

• Train activity on the tracks to the north generate significant noise (this activ-
ity is related to rail mainline travel as well as shunting on the 5-track cross 
section)

• Industrial uses exist and are planned across the street and to the west of the 
subject lands

• The site is further constrained with a substantial hdyro substation directly to 
it's south

• The site is not viable for sensitive land uses, such as residential infill devel-
opment - significant rail setback requirements would eliminate any oppor-
tunity for residential uses

• The site is small and, given setback requirements of typical industrial zones, 
could not accommodate most industrial uses

• Furthermore, industrial uses that generate noise, vibration, dust or odour 

impacts would not be appropriate in this close proximity to the existing 
residential neighbourhood

• This leaves the site stranded and non-viable for most uses – what has led to 
its current status as a vacant site while development has occurred around it 
over a lengthy period of time

• The proposed development is a rare opportunity to develop this site with a 
use that is a good fit and a productive use of the land

5  Key Development Principles
• Based on the policy framework and the spatial analysis presented above, 

the following key development principles have been established to guide 
this proposal:

1. This is a highly constrained site and it would be beneficial to find a land 
use that will make productive use of an urban parcel that is serviced by 
municipal infrastructure.  

2. The use of this site should be compatible with, and not be sensitive to, 
the noise, vibration and visual impacts of the CPR train tracks to the 
north, the hydro substation to the south, and the industrial lands to the 
west.

3. The use, and intensity of use, on this site must be compatible with the 
residential uses to the southeast.  It should not present noise, vibration, 
odours, significant visual impacts, high levels of traffic or any other 
external impacts that would undermine the quality of this residential 
neighbourhood.

4. The intensity of the use needs to be sufficient to make the proposed use 
viable and should be adequate to meaningfully contribute to urban ag-
riculture in the community and also contributing to the City of London’s 
goals for food security through urban agriculture.

5. The form of the development should enhance the compatibility and fit 
of the use with the residential neighbourhood to the southeast through 
measures such as:

• Spatial separation between the growing units and rear yard of the 
property to the east (working together with principle 4)

• No stacking of growing units (maximum height 3m)
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• Orientation of the hydroponic growing units on an east-west axis to 
mitigate noise impacts that currently exist from the CPR train tracks 
to the residential neighbourhood

• The growing units are to be wrapped in a coloured film to provide 
an attractive appearance that will also avoid visible deterioration 
over time.

6. The form of development should enhance the mixed industrial/residen-
tial streetscape along McCormick Blvd through measures such as:

• Creation of a built edge along the street by uniformly aligning the 
growing units

•  Augmented tree planting along the southerly and westerly yards

6  Proposed Use, Intensity & Form
6.1  Proposed Use
• Our hydroponic growing units have been constructed from converted ship-

ping containers.

• These units can be described as follows:

• Units are designed to be independent from land, climate, groundwater 
and seasonal light

• All of these critical factors are created within the unit, providing an ideal 
growing environment no matter what the exterior climate, soil condi-
tions, rainfall or daylight

• Units are entirely climate controlled – insulated from cold in even the 
harshest of days of winter and cooled in the driest hottest summer 
months

• The units are entirely self-contained – all activities occur within the unit

• Each unit has a nursery area to grow seedlings within trays on an ongo-
ing basis

• Peat moss is the growing medium and only small quantities are required

• Sensors monitor and equalize nutrient levels and the nursery system 
waters these seedings with nutrient-infused drip irrigation

• The nursery also includes a work table

• Each unit includes a cultivation area that incorporates a rack system of 
88 panels (each panel allows for vertical growing).

• These panels include foam growing channels 

• Seedlings are inserted into these foam channels

• In total, these panels accommodate channels that make up almost a 
linear half mile of growing space

• Depending upon the planting methods, they can accommodate thou-
sands of plants

• When planted in the foam channels of each panel, the plants hang 
vertically and are irrigated with nutrient rich water (the chemistry of this 
water, including pH and nutrient levels is automatically adjusted based 
on sensor feedback)

• Unused water is collected and recirculated into the irrigation system, 
meaning the unit produces very little waste water (less than a gallon a 
day); each unit uses approximately 5 gallons of water a day

• An advanced array of LED lights of different colours facilitates speedy 
crop growth

• Depending upon the crop, plants spend 2-5 weeks in this cultivation 
area before harvest

• There is no growing medium for these plants, so waste is very minimal

• Seeding, cultivating and harvesting are implemented on a rotating 
basis, so that seedlings are always being grown, plants are at different 
stages of growth, and harvesting occurs each week

• Plants are harvested within the unit and delivered by van to established 
market destinations.

• There is very little waste as the only growing medium is the peat moss that 
the original seed is grown in.  The root is left on the plant when it is harvest-
ed, further eliminating waste from the process.  

• There is no stockpiling of growing medium, nutrients or waste on site. 

• There is no use of manure or other similar organic fertilizers (all nutrients 
are in small quantity liquid forms and infused into the irrigation system).

• There are no odours created by this use.

• The only noise created by this operation relates to a typical air conditioning 
unit (size smaller than a standard residential air conditioner).
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6.2  Proposed Intensity
• The plan will begin with three hydroponic growing units on site, but is 

planned to ultimately accommodate eight growing units 

• The following comments regarding intensity relate to this ultimate build out

• The proposed use is unique.  By using high technology growing techniques, 
it will generate a meaningful amount of food, yet it will generate very little 
activity.

• The proposed use can be considered a very low intensity land use.

• It is anticipated that there will only be one employee on site during all 
phases of growth and harvest for a total of 20 hours per week

• The use will generate very little automobile traffic – one van or car when the 
designated employee is on site. 

• Large trucks will not be used as the harvest is undertaken regularly and can 
be accommodated with a van

• Each unit is 40’ long X 8’ wide X 9.5’ high, which is shorter than the height of 
residential, commercial and industrial buildings nearby.

• At a minimum, 1’ of space is required between the side of each unit and 5’ of 
spacing is required on the ends

• The use will not generate noise, vibration, odours or other emissions.

• There will not be any stockpiling of soil or manure as none is used for this 
high tech form of hydroponic vertical growing.

• The use is aiming for near zero waste.

• There is currently no parking standard in teh Z.-1 Zoning By-law for Urban 

Agricultural uses.  Like other agricultural uses, this use will be of a very low 
intensity (one staff person 20 hours per week).  One off-street parking space 
will be adequate to meet the needs of this use.  

• It is noteworthy that McCormick Blvd was recently re-constructed and 
includes a significant number of on-street parking spaces.

6.3  Proposed Form
• Figure 6 shows the conceptual site layout for the proposed development

• The long-term proposal for 8 hydroponic growing units is illustrated; how-
ever, Phase 1 is for the installation of only 3 growing units

• These units have been positioned as far west as possible – leaving a set-back 
of .7.5m (25ft) from the east lot-line

• Furthermore the hydroponic growing units will be oriented on an east-west 
axis to help mitigate noise generated by the CPR tracks that currently im-
pacts the residential neighbourhood south and southeast of the site

• Tree planting is proposed on the east and southeast portion of the site to 
screen views from residential uses to the southeast, to help mitigate ex-
isting noise generated by the CPR train tracks and to enhance tree canopy 
(noting existing trees on adjacent properties and an existing fence will block 
the majority of these views already)

• Furthermore, tree planting is proposed on the south side of the site, adja-
cent to the hydro lands.  This is intended to screen views from the one single 
detached home south of the London Hydro substation.

• Finally, trees are proposed for planting along the frontage of the property, 
in the city boulevard, to enhance the streetscape and provide a visual screen 
from industrial uses across the street.

• Units have been left at grade, rather than stacking them, to minimize visual 
impacts on adjacent properties.

• Units will be wrapped in film to provide an aesthetically pleasing appear-
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Figure 6 - Conceptual Site Layout
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 Figure 6 - Conceptual Site Plan
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 Figure 7 - Conceptual Site Layout - Perspective View Looking Northeast
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Figure 8 -  View Looking Southeast
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Figure 9 -  View Looking Northwest
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 Figure 10 -  View Looking Southwest
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 Figure 11 -  View Looking Eastward at Grade
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 Figure 12 -  View Looking Northward at Grade
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 Figure 13 -  Existing Zoning
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ance and to avoid rust & visible deterioration.

• The driveway and garbage shed have been located on the southern portion 
of the site adjacent to the London Hydro lands. It is expected that the site 
will generate only one or two vehicle trips per day and no heavy trucks are 
expected on site.  Furthermore, the operation is aiming for near zero waste.

7.0  Proposed Zoning
The following is a description of the zone which is requested for the subject 
lands.  It has been formulated based on this report’s spatial analysis, the subject 
land’s significant site constraints, issues identified by City Staff through pre-ap-
plication consultation and key planning and design considerations for develop-
ment of this site.

7.1  Shipping Containers - Z.-1 Zoning By-law
• Section 4.4 of Zoning By-law Z.-1 includes four paragraphs:

• The first paragraph relates to creating one or more additional storeys on an 
existing building through the use of a shipping container.  This paragraph is 
not relevant to this application.  

• The third paragraph relates to using a shipping container to add new floor 
space to an existing establishment.  This paragraph is also not relevant to 
this application.    

• The fourth paragraph relates to the prohibition of shipping containers on 
heritage designated properties.  This paragraph is also not relevant to this 
application.

• The second paragraph of Section 4.4 of the Zoning By-law reads: “Where 
a shipping container or trailer (both not exceeding 12.1 metres (40 feet) in 
length X 2.4 metres (8 feet) in width X 2.9 metres (9.5 feet) in height) is to 
be used as the sole base of operations for a non-residential business, its 
installation shall be subject to all regulations of the underlying zone and to 
Site Plan Control”

• Section 4.5.2 of the Zoning By-law speaks to regulations for shipping 
containers being used as a temporary structure.  This is not relevant to this 
application as these units are not intended to be used temporarily.

• In summary, while the proposed hydroponic growing units have been creat-
ed by modifying shipping containers, they are intended to be permanent ur-
ban agriculture structures and are subject to the same zoning and site plan 
regulations as any other development would be (consistent with Section 4.4 
of the Z.-1 Zoning By-law).

7.2  Zoning - Proposed Base Zone
• Figure 13 shows the existing zoning for the site and surrounding area

• Given the highly constrained nature of the site, it is clear that the subject 
lands cannot be developed for residential uses and the existing residential 
zone is not appropriate

• An industrial zone would be appropriate given the site’s context - tracks to 
the north, existing and planned industrial uses to the west and the hydro 
substation to the south.

• Furthermore, this would be consistent with the in-effect Industrial designa-
tion applied to the site.

• While an industrial zone is appropriate for the subject lands, the residential 
uses to the east and south must be recognized to ensure that permitted 
uses in the industrial zone can be compatible 

• It is proposed that the Light Industrial (LI1) Zone be used as the base zone 
as it only allows for a “light range” of industrial uses that have limited im-
pact on adjacent uses.

• As described below, it is proposed that this base zone be modified through 
a special provision to add the proposed use and modify various regulations 
specifically tailored for this proposed additionaluse.  

7.3  Zoning – Proposed Use 
• As noted, the intended use for the site is urban agriculture.  Section 2 of 

the Zoning By-law provides the following definition, which captures the 
intent of the proposed use:

“URBAN AGRICULTURE” means the use of lands, buildings or structures 
for the purposes of growing, sharing, and distributing food or beverage 
and may include the processing of food or beverage by the use of hand 
tools or small-scale, light mechanical equipment. It can involve a range 
of different activities operating either together or individually, including 
the cultivation of plants, together with accessory uses including retail 
sales, composting plants grown onsite, outdoor storage, and buildings 
and structures ancillary to the operation of the site and for the extension 
of the growing season, but does not include the growing, processing, 
distribution or retail sales of cannabis. (Z.-1-182697)
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• It is proposed that the base Light Industrial (LI1) Zone be modified, through 
a special provision zone, to add an additional permitted use, “Urban Agricul-
ture”, to the base range of uses.

• It should be clear that the proposed use will not involve any processing of 
food and will not house any heavy machinery use.

• It should also be clear that this definition relates to the growing of food 
products and not other types of plants. 

7.4  Zoning – Proposed Intensity
• Because the site is small and heavily constrained, the minimum lot area and 

setback regulations of the standard Light Industrial (LI1) would undermine 
any reasonable development opportunity for the site.

• Accordingly, the following alternative regulations are proposed specifically 
for the proposed “Urban Agriculture” use, while all other regulations of the 
standard LI1 Zone would remain in place:

• Proposed regulations specifically for Urban Agriculture use:

1. Lot Area Minimum:  800 m2

2. Interior Side & Rear Yard Minimum : 1.2m per 3.0m of building 
height

• These reduced set-backs are appropriate, given:

• The nature of the proposed use which as no odours, noise, vibration, 
heavy truck traffic, outdoor storage or other external impacts that often 
come with industrial uses

• The low level of activity proposed for the site

• The location of the site, next to the tracks and industrial uses and large-
ly separated from residential rear-yards 

• The intervening hydro substation, south of the site - separating the 
proposed use from residential uses to the south

• The low height of the proposed use (less than 3m)

• The proposed positioning of the units to the westerly portion of the site

• The proposed tree planting to offer screening
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8  Issues Identified in Records of Pre-application Consultation 
Appendix 1 includes the revised record of pre-application consultation that was issued by Development Services in June of 2020 relating to the proposed Zoning 
amendment.  Appendix 2 provides the same information for the site plan pre-application consultation issued in April of 2021.  What follows are responses relating to 
each of the key comments made through these consultation records

8.1 Zoning Pre-Application Consultation
Comment from Pre-application Consultation Response
Staff concluded that the current land use designation in the 1989 Official Plan is 
General Industrial

Agree

Non-residential uses are not contemplated on a Neighbourhood Street in 
the Neighbourhood Place Type and a site-specific OPA to the London Plan is 
required

- Proposed zoning amendment will be in conformity with 1989 Official Plan’s 
General Industrial designation which is currently in effect.

-  The zoning amendment will also be in conformity with the in-effect policies of 
the London Plan. 

- Once zoning is in place from the proposed amendment, there will not be a 
need to amend the London Plan

Proposed vertical farming use falls under “Food, Beverage and Tobacco Pro-
cessing” definition in the City of London’s Zoning By-law Z.-1 and the definition 
will need to be varied to specify “the growing of food”

- We propose that the Urban Agriculture definition already existing in the Z.-1 
Zoning By-law is preferable to allow the proposed use (growing food), versus 
the “Food Beverage and Tobacco Processing” use that staff have suggested.

Consider reconfiguring the shipping containers north-south and bringing them 
closer to the north and west property lines

- This orientation has been considered, but it was felt that an east-west orienta-
tion for the shipping containers would allow the units to serve as noise abate-
ment for residential uses to the south, from the noise created by the railway 
tracks north of the subject lands.

Special provisions are required to permit:

- More than one shipping container in the rear yard

- A reduced minimum lot area

- A reduced interior side and rear yard setbacks

- Agree that lot area and side & rear yard regulations need to be addressed 
through a special provision zone.

- As discussed in the “Proposed Zoning” section of this Planning and Design 
report, the Zoning By-law does not appear to constrain the number of shipping 
containers if: (1) they are the sole base of the operation, (2) they do not repre-
sent an addition to an existing building and (3) they will conform to zoning and 
site plan requirements.

- As such, the regulations of the LI1 Zone would apply as though the shipping 
containers are permanent structures and the primary use on the site

- Our discussions with Site Plan and Zoning staff subsequent to the consultation 
have confirmed this interpretation
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Comment from Pre-application Consultation Response
A right-of-way dedication of 9.0m from the centreline (minimum) is required to 
accommodate a cul-de-sac on McCormick Boulevard

We believe that the existing road allowance will already accommodate 9.0m 
from centreline and don’t anticipate any further dedication will be required.

Site plan approval would be required Agree
All units and associated parking should be located outside of front yard set-
backs

Agree

8.2 Site Plan Pre-Application Consultation
Comment from Pre-application Consultation Response
Zoning By-law amendment is required Agree
Parkland dedication is required in the form of cash-in-lieu - We would like to discuss this further at the site plan stage; our submission is 

that this is an agricultural use (Urban Agriculture) and may be exempt from 
parkland dedication.

Indicate the proposed garbage and snow storage locations - Further discussions with Site Plan staff have clarified that the use will generate 
very little garbage and the proposed shed on site will be adequate to enclose 
the near zero waste from this use.  

- This, and snow storage, will be discussed further at the site plan stage.
The proposed driveway does not provide for turn-around points internal to the 
site.

- A driveway turn-around on this small site would take up so much space on this 
small site that the use would no longer be viable.  Furthermore, the site is at the 
end of a "dead end" street with the tracks immediately north, so reversing the 
single vehicle to be used for this operation will not impact street traffic or be 
unsafe in any way.

Clearly identify the site plan location of the proposed parking stalls which are to 
be accessible at all times.

- The single required parking stall will be added to the site plan drawings.

Explore opportunities on site for increased landscaping - The traprock area has been reduced in size and additional tree planting has 
been applied to the conceptual site plan

Include enhanced landscaping and/or articulation, material change or the inclu-
sion of windows on the street-facing elevations, as well as elevations facing the 
rail line to provide an enhanced edge treament facing the public realm.

- See above comments re: enhanced landscaping

- Converted shipping containers cannot accommodate windows which would 
undermine the high-tech growing environment; however, the units will be 
wrapped in a coloured film to enhance their appearance and avoid rusting.
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Comment from Pre-application Consultation Response
Consider reducing the amount of trap rock foundation by including it only 
where necessary to allow for more greenspace

- The traprock area has been reduced in size and the "greenspace" area has 
been expanded

A tree preservation plan is required as part of a complete [site plan] application 
to: Identify boundary trees, establish lines for tree protection fencing, define 
tree ownership

-  This will be addressed in the site plan process

- There are no trees on site and it is not believed that there are boundary trees

- It is noteworthy that the traprock foundation is to be set-back, considerably, 
from the eastern lot line.

Provide a detailed landscape plan, with detailed tree and potted shrub planting 
methods

- This will be addressed through the site plan application submissions

9  Planning & Development Application Evaluation Criteria
• The Our Tools Part of the London Plan includes a range of policies that relate to the “Evaluation Criteria for Planning and Development Applications” beginning 

at Policy 1577 of the Plan.

• The following explains how the use, intensity and form of the subject proposal responds to each of the policies that are cited.

 9.1 Provincial Policy Statement

Relevant Policies How Proposal Responds to Policies
Part IV – Vision for Ontario’s Land Use Planning System

- The long-term prosperity and social well-being of Ontario depends upon planning 
for strong, sustainable and resilient communities for people of all ages, a clean and 
healthy environment, and a strong and competitive economy.

- Strong, livable and healthy communities promote and enhance human health 
and social well-being, are economically and environmentally sound, and are resil-
ient to climate change.

- The proposed development represents an opportunity for significant local 
food production and thereby contributing to local food security.

- It is a goal for this development to allow local organic food production that will 
help to establish a more resilient local food chain which is less susceptible to 
interruptions such as pests, changes in climate, or major storms

- The proposed urban agriculture system allows for substantial crop cultivation 
and yield without tilling of soil which significantly contributes to climate change

- Growing a substantial organic crop within, and immediately adjacent to, the 
community and facilities that demand these agricultural products eliminates 
the need for transportation of this crop, thus removing a significant carbon 
footprint that typically goes with transporting crops from field to markets

1.1.1  Healthy, liveable and safe communities are sustained by:

(l) preparing for the regional and local impacts of a changing climate.

As noted above, the proposed development will play a role in mitigating climate 
change in several ways
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Relevant Policies How Proposal Responds to Policies
1.3 1  Planning authorities shall promote economic development and com-
petitiveness by: 

(d) encouraging compact, mixed-use development that incorporates compatible 
employment uses to support liveable and resilient communities…

- The proposed use will support local food production and enhance the oppor-
tunity for a low cost, nutritious, organic food source for markets, restaurants, 
social support groups and institutions in the area that create significant employ-
ment for the community.

1.6.3  Before consideration is given to developing new infrastructure and 
public service facilities:

a) the use of existing infrastructure and public service facilities should be optimized

- The subject lands have never been developed due to significant constraints.  
- The proposed development will finally use this site and existing municipal 
infrastructure productively.

1.7.1 Long-term economic prosperity should be supported by: 

c) optimizing the long-term availability and use of land, resources, infrastruc-
ture and public service facilities; i) sustaining and enhancing the viability of the 
agricultural system through protecting agricultural resources, minimizing land 
use conflicts, providing opportunities to support local food, and maintaining and 
improving the agri-food network;

- The proposed development will help to optimize the use of infrastructure that 
is already in place at the doorstep of this vacant parcel

- The proposed development will represents local food production and will sup-
port the community’s culture as an important food hub in London.

9.2  London Plan - Our Strategy
Relevant Policies How Proposal Responds to Policies
Policy 52(4) – Be innovative – City Council will place a high value on creativity 
and innovation in all the planning it does so that we can find new and effective 
ways to meet the challenges and opportunities that will present themselves to 
London over the next 20 years.

- The subject proposal represents an innovation in growing food locally and a 
step towards more sustainable local food security

- It uses highly advanced technologies to grow an abundance of healthy, organ-
ic food within a small location and without being subject to local weather and 
soil conditions

Policy 52(6) - Think sustainable – Financial, social, and environmental sustain-
ability will be an underlying consideration in all of the planning that we do

-The subject proposal represents an environmentally sustainable practice for 
growing food

- It uses very little energy to grow food

- It allows for food growth directly within the neighbourhood it will serve, thus 
eliminating fossil-fuel burning transportation requirements

Policy 55 - Direction #1: Plan strategically for a prosperous City - Protect our 
valuable agricultural land and build upon London’s role as an agrifood industrial 
hub.

- The subject proposal will contribute to a culture of innovation in food produc-
tion in London, thus helping to build on London’s role as an agrifood hub

Policy 61 – Direction #7: Build strong, healthy and attractive neighbourhoods 
for everyone - Support neighbourhood-scale food production

- The subject proposal is exactly what this policy calls for – “neighbour-
hood-scale food production”

Policy 62 – Direction #8: Make wise planning decisions - Plan so that London 
is resilient and adaptable to change over time

- The proposal will contribute to a more resilient local food supply – one that is 
highly adaptable to climate change
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9.3  London Plan - Our City
Relevant Policies How Proposal Responds to Policies
Policy 153 - Urban regeneration is about supporting sensitive growth and change 
within our urban areas so that they are sustainable and prosperous over the long 
term.

- The subject proposal uses a "stranded" piece of land between the railway 
tracks and a hydro substation for abundant local food production. 

- The intensity and form of the proposal is sensitive to the surrounding area.
Policy 154 - Through our urban regeneration efforts we will:

(2) Maximize the value returned on the investment made in civic infrastructure;

(6) Promote the long-term sustainability of urban neighbourhoods throughout the 
built-up areas of our city, by striving to retain and enhance the viability of their 
built and natural assets, and their critical social and economic connections

- The subject proposal is located on a “stranded” site that has never been devel-
oped; its questionable as to what other purposes the site could be appropriately 
developed for 

- The proposed use of the site will make use of existing infrastructure and pro-
vide ongoing tax revenue to support the costs of operating and maintain such 
infrastructure 

- The subject proposal can contribute to the food culture of the Old East Village 
and supply food to several social service and food entities in the neighbourhood

9.4  London Plan - City Building Policies
Relevant Policies How Proposal Responds to Policies
Policy 252 - The site layout of new development should be designed to respond to 
its context and the existing and planned character of the surrounding area.

- Section 4 of this report provides a spatial analysis that identifies the context 
for this site.

- Section 5 describes key development principles based on this spatial analysis, 
the policy context, and issues addressed by staff through the pre-application 
consultation process

-Section 6 goes on to explain how the proposed use, intensity and form have 
been designed to fit within this existing and planned context 

Policy 253 - Site layout should be designed to minimize and mitigate impacts on 
adjacent properties

- Key interfaces have been identified in the Spatial Analysis Section of this 
report

- Measures have been taken such as positioning the hydroponic growing units 
on the western and northern portions of the site, utilizing existing fencing, tree 
planting along the western, southern and eastern lot line

- The height of the hydroponic units has been kept to 2.9m (9.5 ft.) 
Policy 401 - The following policies will be applied to support the strategy of plant-
ing more trees in London:

10 -All planning and development applications will be reviewed to ensure that an 
adequate level of tree planting has been incorporated for visual aesthetics, shade, 
cooling, and establishing quality pedestrian environments in neighbourhoods and 
within sites, in conformity with the policies of this Plan.

- Enhanced tree planting is proposed on the eastern and southern lot lines to 
screen views from adjacent residential uses

- This tree planting will also enhance the tree canopy in the neighbourhood- 
Double row tree planting is proposed on the boulevard to enhance the streets-
cape infront of the proposed development
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Relevant Policies How Proposal Responds to Policies
Policy 648 - A food system refers to all the processes, networks, and infrastructure 
that are involved with the growth, harvest,  processing, packaging, distribution, 
transport, marketing, sale, serving, consumption, and disposal of food within a 
city or a region.  London’s food system includes the prime agricultural land in and 
around our city, as well as the significant agri-food industry that exists in London 
that processes, packages, and transports our food to the world. Our food system 
includes such things as backyard and community gardens, local businesses, and 
restaurants that sell and serve food, and farmers markets that bring residents, 
food businesses, and local growers together.

- The subject proposal represents a new innovation in London’s local food sys-
tem

- It allows for significant food production on a stranded piece of land in the 
existing urban fabric-

 It will enhance local food security, allowing for fresh produce on an ongoing 
basis (all 12 months of the year)

- Its location within the Old East Village neighbourhood will allow it to easily 
serve many restaurants, markets and social entities without the need for car-
bon-producing transportation

Policy 650 - The production, processing, and distribution of food consumes a sig-
nificant amount of energy and has a major impact on our environment. Strength-
ening our local food system so that we can grow and consume more of our food 
locally, makes us more resilient to escalating energy prices and transportation 
costs. It also makes us less dependent on other countries to produce the food we 
consume.

- The proposal requires very little energy for food production.  It will produce 
a meaningful amount of food within a small space, contributing to local food 
production

- The proposal does not rely on the burning of carbon-based fuels for heat, but 
still allows for food production throughout the year

- The proposal is one more piece of local food production that will help us to be 
more resilient as a community

Policy 653 - Through our planning, public projects, and investment, we will en-
courage, foster, and support:

1. A sustainable food system that contributes to the economic, ecological, and 
social well-being of our city and region.

2. Local food production and access to local, regional, national and international 
agricultural trade markets.

3. A strengthened local food system infrastructure.

4. Ready access to high-quality retail grocery stores, farmers markets, and other 
food sources which provide affordable, safe, healthy, culturally diverse, and local 
foods.

5. Alternative ways that Londoners grow, process and sell food within the city. 

6. Opportunities for urban food production on private and public lands.

7. Community economic development through the growth, processing, packaging, 
distribution, marketing, sale, and serving of food.

- The subject proposal will create a new small business within the Old East Vil-
lage neighbourhood

- It will provide a cost-effective organic food product for local restaurants, mar-
kets, social services within the neighbourhood.  In doing so, it will support high 
quality local food offerings

- The subject proposal brings a new and innovative form of food production 
infrastructure

- Supporting this proposal would be consistent with this policy which suggests 
that Council will support opportunity for urban food production on private lands 
and will also support alternative ways that Londoners grow and sell food within 
the city

- Growing food in this location will allow for harvest and delivery with no, or very 
little, packaging (another positive element of this proposals sustainability)
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Relevant Policies How Proposal Responds to Policies
Policy 654 - We will participate in coordinated community and regional efforts 
to develop a more sustainable food system that considers all stages of the food 
system and that:

….2. Celebrates local food culture, cuisine,and indigenous and local food tradi-
tions, in conformity with the Culturally Rich and Diverse City chapter of this Plan.

….4. Assesses neighbourhood food system opportunities as part of local area 
planning

.….6. Provides opportunities for urban agriculture.

- The subject proposal will produce fresh produce of a wide variety that can 
support a variety of local food traditions that serve local cultures

- The proposal will meaningfully grow the neighbourhood food system

- The proposal represents urban agriculture innovation and will embed food 
production within a central part of London, without bringing any of the land use 
impacts that come with traditional agricultural uses (eg. odours, heavy traffic, 
heavy vehicle use, noise, etc.)

Policy 663 - Foster and promote opportunities for community gardens and local 
markets that:

1. Encourage and support urban food production on private and public land, and 
identify opportunities on surplus lands where it is safe and suitable, and the soil 
can support gardening within the urban area.

- While not a community garden, the subject proposal  will support local food 
production on a “stranded” piece of privately owned land 

- Produce will support local food markets

Policy 671 - Create opportunities for jobs and economic diversity in food systems 
through support for small business and entrepreneurs involved in the production of 
artisanal food products and other goods using locally-sourced materials.

- The subject proposal is a small business that represents artisanal food produc-
tion -

 The food produced by the proposed use will provide food product that other 
artisanal food producers can use

Policy 678 - Consider and establish new and innovative approaches to urban food 
production that increase food security, such as cooperative farming initiatives and 
urban garden plots on vacant, city-owned lands

- The subject proposal represents an innovation to urban food production 

- It is possible that this form of food production could spin-off in other locations 
- It will increase food security in a meaningful way
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9.5  General Industrial Land Use Designation - 1989 Official Plan Designation
Relevant Policies How Proposal Responds to Policies
Policy 7.1.1 – Objectives for All Industrial Designations (iii) minimize any potential-
ly adverse impacts from industrial development on surrounding land uses

- the proposed development is for a use that has no noise, vibration, odour or 
outdoor storage impacts

- visual impacts are minimal and have been addressed through positioning of 
the growing units and through existing fencing and proposed tree planting 
- there will be very little activity on the site – expected one person on site 20 
hours per day- the use provides an excellent transition between the residential 
uses to the east and the industrial uses to the west and north

Policy 7.1.1 – Objectives for All Industrial Designations (v) encourage an efficient 
utilization of land within industrial areas

- the subject lands have never been developed 

- only a very unique use, such as that proposed, could utilize a site such a small 
site surrounded by rail, industrial uses and a hydro substation, without impact-
ing adjacent residential uses

Policy 7.1.5 - Provide opportunities within existing industrial areas for the intro-
duction of new industries that are compatible with existing and surrounding land 
uses

- the proposed use represents an innovation in food production

- it introduces advanced technologies that allow for meaningful growth without 
having impacts on adjacent properties

Policy 7.2 – General Industrial description - …this designation is also applied to 
certain older industrial areas located adjacent to residential uses.  Policies pro-
vide for the control of development in these areas to minimize potential adverse 
impacts

- the use and intensity of the use do not generate land use impacts that will 
negatively affect the nearby residential neighbourhood.

- the design of the development form ensures any minimal visual impacts are 
mitigated by separation, fencing, and tree planting

Policy 7.2.1 – Main Permitted Uses - …assembly, fabricating ,manufacturing, 
processing and repairing activities; service trades; public and private utilities and 
related facilities; large storage facilities, such as wholesale and warehouse estab-
lishments, contractors yards, transportation terminals and heavy equipment sales 
and service ….

- While the General Industrial designation does not specifically refer to urban 
agriculture uses as permitted within the General Industrial designation, it is no-
table that such uses were not explicitly listed in any of the land use designations 
of the 1989 Official Plan – as this kind of use was not contemplated at that time 

- The proposed use has similar characteristics to a warehouse – but without the 
truck traffic and noise generation and in within a much smaller built form
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Relevant Policies How Proposal Responds to Policies
Policy 7.2.5 – Area and Site Design

 i)Industrial traffic should be directed away from, and not through, residential 
areas.

 ii)The number of access points from General Industrial sites to arterial or primary 
collector roads should be limited to minimize disruptions to traffic flows

iii)  The Zoning, Site Plan and Sign Control By-laws may specify higher standards 
for setbacks, the location of parking and loading areas, landscaping, signage, and 
screening of outdoor storage areas for industries adjacent to residential areas and 
along major entryways to the city”

- The proposed use will generate almost no traffic.  It is expected that the incu-
bation, cultivation and harvest of crop from this use will occupy one person on 
site for 20 hours per week

- The site is located at the terminal point of a dead end street.  

-Only one access point is provided and will act very similarly to a residential 
driveway- the conceptual site plan recognizes that this is a very unique use and 
unique location

- design measures have been taken to minimize and mitigate any potential 
impacts on the nearby residential area:

- Set-back from eastern property line 

-Growing unit orientation

- Tree planting- Existing fencing
Policy 7.8 – Planning Impact Analysis - It is recommended that the London Plan’s in-effect policies relating to the 

evaluation of Planning and Development Applications should be used to ad-
dress planning impact analysis.

9.6  London Plan - Neighbourhoods Place Type
Relevant Policies How Proposal Responds to Policies
Policy 918 - We will realize our vision for the Neighbourhoods Place Type by 
implementing the following in all the planning we do and the public works we 
undertake:

…..9. Facilities to support neighbourhood urban agricultural systems may be inte-
grated into neighbourhoods.

- The proposed use is a privately operated urban agriculture facility

- Given its location, site layout, site enhancements, and the nature of the use as 
quiet, odour free and generating almost no traffic lends itself well to integration 
within the existing neighbourhood

Policy 936 - The following form policies will apply within the Neighbourhoods 
Place Type:

…..3. Non-residential uses may be permitted only when it is demonstrated that 
the proposed form of development can fit well within the context of the residential 
neighbourhood.

- This planning and design report clearly demonstrates that the proposed use 
can fit well within the context of the neighbourhood 

- The “Spatial Analysis”, “Key Development Principles” and the "Use", "Intensi-
ty" and "Form" sections of this report demonstrate this well.  

- Furthermore, the Compatibility and Fit Policy review, below, demonstrate 
that the proposed use will be a positive addition to the surrounding residential 
neighbourhood
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Relevant Policies How Proposal Responds to Policies
Policy 953- TheCity Design policies of this Plan will apply to all intensification 
proposals. In addition, the following design policies will apply:

…2. Compatibility and fit, from a form perspective, will be evaluated based onsuch 
matters as:

a. Site layout within the context of the surrounding neighbourhood, consid-
ering such things as access points, driveways, landscaping, amenity areas, 
building location,and parking. 

b. Building and main entrance orientation.

c. Building line and setback from thestreet.

d. Character and features of the neighbourhood.

e. Height transitions with adjacent development.

f. Massing appropriate to the scale of the surrounding neighbourhood.

- Many of the items addressed in this policy are addressed in the compatibility 
and fit policies of the London Plan (see the review in the table below); further-
more, they are addressed above in the “Spatial Analysis”, “Key Development 
Principles” and "Use", "Intensity" and "Form" sections of this report.

- Recognizing views and sensitive interfaces, the site layout has been designed 
to minimize and mitigate impacts on the adjacent residential neighbourhood

- The hydroponic growing units have been positioned to the west and northern 
extents of the site.

-  Fencing and street trees will provide screening. 

-  It is noteworthy that a hydro substation exists to the south of the proposed 
use, creating part of the existing character context.

- The site is located across the street from light industrial uses, which also form 
context for the proposed use.

- Given that the site will only have one vehicle present at any one time, and it is 
at the terminus of a street that “dead-ends” at the CPR tracks, the site has been 
designed with a simple single driveway, similar to that used for residential pur-
poses; note that on-street parking was established through the recent re-con-
struction of McCormick Blvd, and available if ever needed

- The growing units establish a building line by uniformly placing them along the 
front set-back line

- The growing units are only 9.5’ high, which is significantly shorter than the 
height of the residential uses to the south and east

- The growing units have been oriented on an east-west axis to help mitigate 
train noise to the neighbourhood generated by the adjacent CPR tracks

- The site is across the street from light industrial uses and would represent a 
good addition to the streetscape, including a double row of street trees
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9.7  London Plan - Our Tools - Compatability 
• Policy 1578(6) - Compatibility Policies – London Plan addresses potential impacts on adjacent and nearby properties in the area and the degree to which such 

impacts can be managed and mitigated

Relevant Policies How Proposal Responds to Policies
a. Traffic and access management - The proposed development will produce almost no traffic- One employee will work on site a 

portion of each work day- A single van will be used to transport harvested product to market 
once or twice each week

b. Noise - The use will not generate noise beyond that which is generated by typical residential uses.- No 
heavy equipment will be used on site

c. Parking on streets or adjacent properties - The site will accommodate parking for two vehicles in a residential style driveway (adequate for 
an employee vehicle and a delivery van).- On-street parking is available on McCormick Blvd

d. Emissions generated by the use such as odour, dust, or 
other airborne emissions

- The use will not generate odour, dust or other airborne emissions- There will be no stockpiling 
of manure or other fertilizer products as the hydroponic system utilizes a small amount of liquid 
fertilizer that it added to the water supply.  This fertilizer has no odour and is entirely stored 
indoors.

e. Lighting - A minimal amount of lighting is proposed on site, similar to that used in a residential setting.
f. Garbage generated by the use - As there is very little growing medium and almost no packaging, almost no garbage will be 

produced by this use.  Garbage generated would likely be similar to that generated by a single 
household.

g.  Loss of privacy - The use will be occupied by a single employee and will not undermine the privacy of adjacent 
residential uses.

h. Shadowing - The proposed development will generate no shadow impact on existing uses.
i. Visual impact - The spatial analysis identifies five different view sheds that have been addressed through the 

site design.- The positioning of the growing units, together with fencing and tree planting will 
serve to address any visual impacts that this use may have- The units are 9.5’ in height, which is 
significantly shorter than traditional residential, commercial and industrial uses.
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Relevant Policies How Proposal Responds to Policies
j. Loss of views - The proposed use is located on a treeless lot, adjacent to the CPR Tracks.  No views will be 

blocked.
k. Loss of trees and canopy cover - No trees exist on the subject lands.  However, trees will be planted contributing to tree canopy 

in the neighbourhood.
l. Impact on cultural heritage resources - There are no cultural heritage resources on or adjacent to this site
m. Impact on natural heritage features and areas - There are not natural heritage features on or adjacent to this site 
n. Impact on natural resources - There are no natural resources on or adjacent to this site

9.8  London Plan - Our Tools, - Fit
Policy 1578(7) Fit Policies – London Plan

The degree to which the proposal fits within its context. It must be clear  that this not intended to mean that a proposed use must be the same as development in 
the surrounding  context. Rather, it will need to be shown that the proposal is sensitive to, and compatible with, its context. It should be recognized that the context 
consists of existing development as well as the planning policy goals for the site and surrounding area.

Relevant Policies How Proposal Responds to Policies
a. Policy goals and objectives for the place type. - The applicable land use designation is General Industrial (1989 Official Plan); 

the Neighbourhood Place Type is not yet in effect for these lands.- See the anal-
ysis re: General Industrial land use designation above in this table- The above 
analysis does show that the proposed use is a good fit within the residential 
neighbourhood

b. Policy goals and objectives expressed in the City Design chapter of this 
Plan

See analysis above re: Policy 953 (Urban Design)

c. Neighbourhood character. - The proposed growing units have been positioned to the western portion 
of the site, minimizing views of the units from the residential uses to the east 
and south - The proposed growing units are only 9.5’ high and will not create a 
negative mass overlooking the residential uses to the east- The existing fencing 
and proposed tree planting will screen views to the proposed growing units- this 
tree planting will also enhance the tree canopy in the neighbourhood

d. Streetscape character. - The enhanced double-row street tree planting will enhance the streetscape
e. Street wall - There is no existing street wall along this streetscape; however, the growing 

units will be aligned uniformly at the set-back line, creating a built form edge
f. Height - The growing units will be 9.5’ which is substantially shorter than the surround-

ing industrial and residential uses
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Relevant Policies How Proposal Responds to Policies
g. Density - While residential density is not relevant to this proposal, it is noteworthy that 

site coverage will be approximately 30%, representing an efficient use of the 
lands, but does not represent an over-intense use

h. Massing - The units are relatively short (2.9m (9.5ft)) and will be substantially screened 
by the existing fences- Tree planting will provide further screening

i. Placement of building - The growing units have been positioned as far west and north as possible on 
the site, giving maximum spatial separation from residential units- The orienta-
tion of the units on an east-west axis should provide some noise mitigation for 
the residential neighbourhood from the adjacent railway tracks.

j. Setback and step-back - The units will be set back uniformly along the street setback- As noted above, 
the units have been maximally set back from the residential interfaces to the 
greatest extent possible

k. Proposed architectural attributes… - The growing units are pre-fabricated units and do not come with specific archi-
tectural features

- The units are to be covered with a coloured film to enhance their appearance
l. Relationship to cultural heritage resources on the site.. - There are no cultural heritage resources on, or adjacent to, the site
m. Landscaping and trees - Enhanced tree planting is proposed within the rear, side and front yards
n. Coordination of access points and connections - A single driveway is proposed on this dead-end street
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Appendix 1 - Plain Text Extract from Record of Pre-application
Consultation - Zoning Amendment

Date: June 30, 2020 TO: Derek Panzer FROM: Monica Wu

RE: 512 McCormick Boulevard

ATTENDEES: Michael Tomazincic, Manager – Current Planning, Development Services, City of London

Monica Wu, Planner I – Current Planning, Development Services, City of London

Derek Panzer Rich Cane

PLANNING APPLICATION TEAM: Laura Dent, Development Services – Heritage (ldent@london.ca 519-661-2489 ext. 0267); Jerzy Smolarek, Development Services 
– Urban Design (jsmolare@london.ca 519-661-2489 ext. 1816); Leif Maitland, Development Services – Site Plan (lmaitlan@london.ca 519-661-2489 ext. 1517); Lisa 
McNiven, Development Services – Site Plan (Landscaping) (lmcniven@london.ca 519- 661-2489 ext. 4692); Brent Lambert, Development Services – Engineering 
(blambert@london.ca 519-661-2489 ext. 4956)

City staff reviewed your Proposal Summary submitted June 16, 2020 at an Internal Review Meeting on June 25, 2020. The following form summarizes a preliminary 
list of issues to be considered during the processing of your application. We have also identified the initial material submissions (Studies, Reports, Background or 
Information) that must be submitted along with the completed application form, required fees and this Record of Pre-Application Consultation Form before your 
application will be accepted as complete for opening and processing.

Proposed Development

• Current Designation: General Industrial

• London Plan Place Type: Neighbourhoods Place Type on a Neighbourhood Street (McCormick Boulevard)

• Current Zone: Residential R1 (R1-6) Zone

• Requested Zone: Light Industrial LI1 or LI2

• Proposed Development: To permit a hydroponic vertical farming operation contained within 3-10 shipping containers

Major issues identified

• Non-residential uses are not contemplated on a Neighbourhood Street in the Neighbourhoods Place Type

o A site-specific OPA to The London Plan is required

• Proposed vertical farming use falls under “Food, Beverage and Tobacco Processing” definition in the City of London’s Zoning By-law Z.-1.

o Definition will need to be varied to specify “the growing of food”
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• Consider reconfiguring the shipping containers north-south and bringing them closer to the north and west property lines

• Special Provisions are required to permit:

o More than 1 shipping container (40ft length x 8.5ft width x 9ft height) in the rear yard;

o a reduced minimum lot area; and

o a reduced interior side and rear yard setbacks

• A right-of-way dedication of 9.0 meters from the centerline (minimum) is required to accommodate a cul-de-sac on McCormick Boulevard

o Refer to drawing SR-5.0 – Standard for Circular Cul-de-Sac on page 15 https://www.london.ca/business/Resources/Consultant- Resources/Documents/

 SR-Drawings.pdf

Site Plan

• Site Plan approval would be required to situate the units on the site.

• Any unit and associated parking should be located outside of front yard setbacks. The units themselves will be expected to meet all yard setbacks.

Landscaping

• No comment.

Parks

• No comment.

Heritage/Archaeology

• There are currently no heritage planning or archaeological issues related to this property and associated file.

Urban Design

• No comment. There may be urban design related comments through the Site Plan process.

Development Services – Engineering

Transportation

• Right of way dedication required to accommodate a cul-de-sac in accordance with City standards.

• Detailed comments regarding access location and design will be made through the site plan process.

Water

• Water is available via the 100mm watermain on McCormick Blvd.

Wastewater

• There is an existing 150mm sanitary stub provided at property line.

Stormwater

• There is an existing 150mm diameter storm stub provided at property line.

• The site falls within the Central Subwatershed and compliance with the criteria for the subwatershed, as they apply to the proposed should be addressed; 
especially for water quality purposes. Any disposal of excess water from the business may require special treatment of chemicals before discharging flows into nat-
ural water bodies directly or via storm sewer.
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 • The applicant is to ensure all relevant approvals from third parties (UTRCA, MECP, DFO, MNR) are secured.

Studies, Reports, Background or Information to be completed and submitted with the application form

• Official Plan Amendment application and fee

• Zoning By-law Amendment application and fee

• Planning Justification Report

• Zoning Data Sheet (identifying any required special provisions)

• Servicing Study

• Conceptual Site Plan and Renderings

• Site Plan Pre-Consultation

DATE:   June 30, 2020 
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Appendix 2 - Plain Text Extracts from Record of Site Plan Consultation

Zoning Considerations

The subject lands are located within a Residential R1 (R1-6) Zone. A Zoning By-law Amendment is required to

facilitate the proposed use of urban agriculture within shipping containers.

Part 1A:  Commentary

GENERAL COMMENTS:

1. A Zoning By-law Amendment is required to facilitate the proposed use. A Zoning Referral Record has been

provided for information purposes.

2. Parkland dedication is required in the form of cash in lieu, pursuant to By-law CP-9.

SITE DESIGN COMMENTS:

1. Indicate the proposed garbage and snow storage locations.

2. The proposed driveway does not provide for turn-around points internal to the site.

3. At the time of application submission, ensure the site plan is appropriately dimensioned. Currently, the driveway is

identified to be both 1.7m and 3.7m wide.

4. Clearly identify on the site plan the location of the proposed parking stalls. The parking stalls are to be accessible

at all times.

5. Explore opportunities on site for increased landscaping.

ENGINEERING COMMENTS:

A Servicing and Lot Grading Plan will be required for the subject property. Attached are notes and commentary to

assist the applicant in providing the necessary Site Servicing and Grading Plan and engineering reports to progress

this development.

• The site servicing and grading plans are to show current conditions on the adjacent streets and properties such as

existing roads, accesses, sidewalks, sewers, watermains, utilities, etc.

• Should a private drain connection(s), or other works be installed on a City street to service this site, then details of

these works including restoration of the City street are to be shown on the site servicing plan or a separate drawing

to City standards.

• The Owner is required to obtain all other necessary and relevant permits and approvals such as MECP Approvals,

Permits for Approved Works (PAWS) etc.

Page 2 of 4
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TRANSPORTATION COMMENTS:

• Please refer to City Standards for SR 5.1 for dedication of ROW for an industrial cul-de-sac, details to be confirmed

and co-ordinated with City Geomatics division;

• Provide a TMP for any work in the City ROW, including any servicing, restoration, proposed construction, etc.;

• Ensure 1.5m clearance between proposed access and any infrastructure;

• Regard for the McCormick Secondary Plan with regard to design, planning and site interface. Plan can be found

here: https://london.ca/sites/default/files/2021-03/McCormick-Area-Secondary-Plan-Amended-

May-30-2017_AODA_Final.pdf

WATER COMMENTS:

• There is a 100mm PVC watermain servicing this site from McCormick Blvd. The owner shall confirm that this will

provide adequate flows for domestic use.

SANITARY COMMENTS:

• The municipal sanitary sewer outlet available is a 375mm diameter sanitary sewer on McCormick Boulevard.

• The applicant’s engineer is to confirm the maximum population and the expected peak flow that will be generated

by the proposed. In addition, the applicant Engineer is to confirm compliance as far as the waste discharge by law

( WM -16 By-law).

• Inspection MH shall be required.

• Further comments forthcoming with future application.

STORMWATER MANAGEMENT:

• There is an existing 150mm diameter storm stub provided at property line.

• The site falls within the Central Subwatershed and compliance with the criteria for the subwatershed, as they apply

to the proposed should be addressed; especially for water quality purposes. Any disposal of excess water from the

business may require special treatment of chemicals before discharging flows into natural water bodies directly or via

storm sewer.

• The applicant is to ensure all relevant approvals from third parties (UTRCA, MECP, DFO, MNR) are secured.

URBAN DESIGN COMMENTS:

• Provide a full-set of dimensioned elevations for all four sides of the proposed buildings with materials and colours

labelled. Further urban design comments may follow upon receipt of the elevations.

o Typical elevations for identical buildings are acceptable.

• Include enhanced landscaping and/or articulation, material change or the inclusion of windows on the street-facing

elevations, as well as elevations facing the rail line to provide an enhanced edge treatment facing the public realm;

• Clarify the location of any fencing, if applicable, along the street frontage;
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• The proposal should take into consideration any existing significant mature trees on the site and along property

boundaries;

• Consider reducing the amount of ‘trap rock foundation’ by including it only where necessary to allow for more green

space.

LANDSCAPE COMMENTS:

A tree preservation plan is required as part of a complete application to:

• Identify boundary trees growing along property lines that are protected by the province’s Forestry Act 1998, c. 18,

Sched. I, s. 21.

• define the anticipated extent of construction activity to align tree protection fencing on the trees

• define tree ownership to determine process to harm or remove.

The tree preservation plan must be completed in accordance with the City of London Design Specifications and

Requirements Manual Section 12.1.2.1.

No tree removals arising from demolition, construction, or any other activity shall take place on the subject property

prior to Site Plan Approval.

Provide details of landscape treatment on a landscape plan prepared and endorsed by the qualified OALA member

or certified arborist. The base plan for the landscape plan should be the same scale as the site plan, superimposed

on top of servicing plan. Please refer to the SP bylaw Section 1.6.1, Section 9 for planting requirements. Tree

planting is required along all interior property lines at a rate of 1 tree/15m and along Pond Mills Rd frontage at a rate

of 1 tree/12m.

Provide cross-sections to show detailed tree and potted shrub planting methods. Planting details and specifications

should be in accordance with the City of London Supplemental Standards for Tree Planting and Protection

Guidelines https://london.ca/sites/default/files/2020-10/Drawings%20for%20Tree%20Planting%20and%20Protection

%202020.pdf

Please prepare an itemized Landscape Estimate
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