
 

 

 

 

 

 

 

 

 

Development Planning Department 

Town of Oakville 

1225 Trafalgar Road 

Oakville, Ontario L6J 5A6 

 

October 23, 2020 

File 9969 

 

Attn: Mr. Mark Simeoni, Director 

 

Dear Sir, 

 

RE: Planning Opinion Letter 

 2175 Cornwall Road, Oakville – Ward 3 

 Site Plan Application 1604.006/01 

 

Weston Consulting has been engaged by concerned residents of south east Oakville living in close 

proximity to the proposed development at 2175 Cornwall Rd in the Town of Oakville.   This letter 

provides my planning opinion in regards to the Site Plan Application for the subject property, based 

on the applicable land use planning policy framework in force at this time.  This letter considers 

the surrounding context of the subject property, to assist in determining the appropriateness of the 

proposed use of the site. The following analyses the proposed Site Plan Application from a land 

use planning perspective.  

 

Property Description and Context 

 

The subject property is located on the north side of Cornwall Road, west of Ford Drive in the Town 

of Oakville (Figure 1). The lands have approximately 640 metres of frontage on Cornwall Road, 

with a total site area of approximately 28.7 acres (116,262 square metres). The site is currently 

occupied by a one storey building, intended for warehouse purposes, and associated at grade 

parking. It is the intent of the applicant to maintain the existing building. The property is legally 

described as:  

 

PT LTS 3, 4 & 5, CON 3 TRAFALGAR, SOUTH OF DUNDAS STREET , PART 1 , 20R10010 ; 

S/T 65538,TW22197 ; OAKVILLE/TRAFALGAR ; 

 

The subject property is situated in southeast Oakville, in the Joshua Creek neighbourhood. The 

immediate surrounding area south of the proposed development is characterized by a mature, 

residential neighbourhood, predominantly consisting of single detached residential dwellings. A 

variety of industrial, retail and commercial uses are located to the northeast and southwest.   
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Figure 1 – Aerial of Subject Property 

 

Proposed Site Plan Application  

 

The proposed Site Plan Application contemplates maintaining the existing one-storey building, 

expanding the surface level parking lot, and introducing a second driveway access for an Amazon 

Delivery Station.  The facility will accept trucks full of orders on a daily basis with the intent of them 

being delivered to the final customer within a short period of time.  Goods will arrive on larger 

vehicles, typically large trucks.  Individual customer packages will be processed and organized 

internally before being sent for delivery to homes and businesses using the on-site delivery vans.  

The operation will be active 24 hours a day and 7 days a week.  Figure 2 provides the Site Plan 

for the proposed application.  
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Figure 2 – Site Plan for 2175 Cornwall Road 

 

In addition to the proposed Site Plan Application, an application has been made to the Ministry of 

Municipal Affairs and Housing to remove portions of the subject lands from Parkway Belt West 

Plan (PBWP) (File No. 24-PBW-202202) and from Minister’s Zoning Order O.Reg.481/73 (MZO) 

(File NO 24-MZOA-201746), which protects for the implementation of the PBWP. A decision on 

the above noted file numbers has yet to be made by the Ministry.  

 

Planning Policy Framework  

 

The following section provides a review of the applicable Municipal planning policy, including the 

Town of Oakville Official Plan (Livable Oakville) and the Town of Oakville Zoning By-law 2014-

014, to determine the appropriateness of the proposed Site Plan application.  

 

  



 

 

4 

Town of Oakville Official Plan (Livable Oakville) – August 28, 2018 Office Consolidation 

 

The Livable Oakville Official Plan (Town OP) was adopted by the Council of the Corporation of the 

Town of Oakville on June 22, 2009 and approved by the Regional Municipality of Halton on 

November 30, 2009, with modifications. The Regionally approved Town OP was appealed to the 

Ontario Municipal Board (OMB) by various parties and was eventually approved by the Board with 

modifications on May 10, 2011. This Office Consolidation of August 28, 2018 is subject to two 

outstanding appeals which do not apply to the subject lands. 

 

The subject property is located within the Town’s Urban Area. According to Schedule A1 – Urban 

Structure, the subject property is classified as Residential Area. Schedule G – South East Land 

Use, designates the subject lands as Business Employment and Schedule C – Transportation 

Plan identifies Cornwall Road as Multi-Purpose Arterial.  

 

The Employment urban structure category of the Town OP acknowledges that employment 

designations provide for a mix of employment office, supporting service commercial uses and 

industrial uses. Employment areas are generally located on both sides of the QEW and Highway 

403. Section 14 of the Town OP provides policies for employment areas, noting that the 

employment land use designations shall provide for “compatible uses in appropriate locations with 

a variety of form, scale and intensity of development”.  

 

 The subject lands are located within close proximity to a stable residential 

neighbourhood and should have consideration for the surrounding neighbourhood 

context and the compatibility of the proposed use.  

 

Section 14.1 of the Town OP provides general policies for employment areas. Section 14.1.3 

encourages development in employment areas to minimize surface parking areas.  

 

 The subject property currently has a minimal surface level parking. The proposed Site 

Plan application seeks to extensively increase the parking on site to include a 

designated delivery van parking lot adjacent to Cornwall Road comprised of space for 

over 400 vehicles.  

 

Section 14.1.4 of the Town OP states that “Buffering and landscaping shall be required to ensure 

visual and physical separation between employment uses and adjacent uses.”  

 

 It is important to note that a mature, residential neighbourhood is located on the 

opposite side of Cornwall Road. Currently the subject lands provide for appropriate 

buffering and landscaping between the existing warehouse building and the existing 

residential neighbourhood through an extensive grassed landscape space, ensuring 

visual and physical separation between the employment and residential land uses. 

The Site Plan Application dramatically reduces buffering and landscaping by 

proposing the delivery van parking lot to be located directly adjacent to the Cornwall 

Road frontage as well as increasing the amount of noise being generated by the site’s 

use. 
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Section 14.4 provides policies with regards to the Business Employment land use designation and 

notes that “uses in the Business Employment areas are intended to be predominantly within 

enclosed buildings and provide for light and service industrial operations with minimal impacts on 

the surrounding areas”.  

 

 Permitted uses within the business Employment designation include warehousing.  

The Official Plan does not provide a specific definition for ‘warehousing’.  Thus, this 

will defer to the Zoning by-law definition for guidance. 

 

Section 14.4.3 states that “Business Employment uses shall occur primarily within enclosed 

buildings.”  

 

 The subject property’s current use primarily takes places within the existing 

warehouse building on site. Through the proposed Site Plan application, the 

warehouse use expands beyond the existing building through the expansion of the 

parking lots to allow for delivery van parking and storage on site.  The Parking lots are 

now proposed to become active areas in continuous use through the day and, 

potentially, evening. 

 

Section 14.4.4 states that “Limited outdoor storage and display areas shall be adequately 

screened and may be permitted through the implementing zoning.”  

 

 Through the provision of a designated delivery van parking area capable of storing over 

400 deliver vans, the proposed expansion of the parking lot is more appropriately 

designated as outdoor storage of vehicles.  These delivery vehicles will be parked 

overnight and continually accessing the site during delivery times. It is required by the 

Town OP that outdoor storage areas are adequately screened from surrounding land uses. 

A limited landscape buffer is proposed between the delivery van parking lot and Cornwall 

Road.  Also, there are no provisions for managing the increased noise that will be 

generated by the operation of these delivery vans. 

 

Town of Oakville Zoning By-law 2014-014 

 

The subject property is zoned Business Employment (E2) by the Town of Oakville Zoning By-law 

2014-014. The E2 zones permits a broad range of employment uses, including warehousing. 

“Warehousing” is defined by the Town of Oakville Zoning By-law as “a premises for the indoor 

storage and freight distribution of goods, wares, merchandise, substances, articles, or products”.  

 

The warehouse use permitted in the E2 zone, does not take into consideration the portion of the 

proposed Site Plan to be used for the parking of delivery vehicles. Nor does it consider the large 

number of vehicles and delivery trips anticipated by the development.  The warehouse definition 

anticipates delivery of products and materials through the use of large trucks thus managing the 

number of deliveries in a day.  It does not anticipate single package delivery which requires over 

400 vehicles as proposed by the current development proposal.   
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The Transportation Terminal definition, however, permits “a premises or area of land used for 

storing, parking or dispatching of buses, trucks, tractors, or trailers, including servicing or repair 

within an enclosed building”. The proposed development contains characteristics from both the 

Warehouse and Transportation Terminal definitions of Zoning By-law 2014-014.  A Transportation 

Terminal is not permitted in the E2 zone.  Given these characteristics, it is important to evaluate 

the site plan application from both a Warehouse and a Transportation Terminal land use 

perspective to ensure the impact on the surrounding residents in addressed and mitigated. 

 

Planning Analysis 

 

Appropriateness of Use 

 

The definition of a ‘Warehousing’ in Zoning By-law 2014-014 does not anticipate the traffic volumes 

forecast for this development. Additionally, the Site Plan Application proposes the expansion of 

the existing surface level parking lot, to allow for the outdoor storage and dispatching of delivery 

vans. These on-site characteristics go beyond the traditional definition of warehousing permitted 

by Zoning By-law 2014-014. In my opinion the proposed use of the site requires a combined 

definition of warehousing and transportation terminal.  

 

The policies outlined in the Official Plan permit limited outdoor storage within the Business 

Employment land use designation. The proposed expansion of the parking on site is not “limited” 

due to the need to more than double the amount of asphalt area to store over 400 delivery vans 

to support the proposed use of the subject property.  This further differentiates the use of the 

subject property as a warehousing facility and impacts the surrounding neighbourhood both 

visually and from a traffic and a noise perspective.  

 

Appropriateness of Location 

 

It is the intention of the applicable land use planning policy for employment lands to provide for 

compatible uses in appropriate locations. To ensure this, the proposed Site Plan Application to 

permit a warehousing facility should have greater consideration for the surrounding area context 

and the compatibility of the use when contemplating the proximity of the adjacent residential 

neighbourhood. Policies in Section 14.1 of the Town OP provide ways in which employment lands 

can have consideration for and maintain compatibility with the surrounding area context. This 

includes minimization of surface parking areas, visual and physical separation through appropriate 

buffering and landscaping, and adequate screening of limited outdoor storage.  

 

As noted above, the majority of the new surface area parking is proposed for delivery van parking. 

The proposed surface area parking does not have consideration for the policies of the Town OP 

as the parking is excessive for a ‘warehousing’ use and should be considered as outdoor storage 

of vehicles.  

 

In order to mitigate the impacts of the surface level parking / outdoor storage, increased visual 

screening through the implementation of landscaping and buffering is required by the Town OP. 
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From my review of the proposed Site Plan and Landscape Plan, it is my opinion that adequate 

buffering and landscaping, and noise mitigation, have not been provided for the parking lot 

proposed along Cornwall Road. Further screening needs to be provided through the consideration 

of more extensive mitigation measures, including increased density and height of planting and/or 

the implementation of a berm to screen the parking from the street. In addition, a noise barrier 

should be considered to minimize the impact on the surrounding residential areas. 

 
Site Access 

 

The development proposes to use the existing entrance onto Cornwall Rd.  This access was 

originally approved in anticipation of a significantly smaller number of vehicles raising concerns of 

safety, traffic volume, and noise.  According to the local residents, access to and from the site is 

already impacted by volumes and delays due to the existing residents and businesses in the area. 

 

We note that a signalized intersection is located immediately to the west of the proposed eastern 

access which has frontage on the development property.  The submitted Traffic Impact Study, 

Traffic Impact Study Addendum and Traffic Impact Study Response Letter, however, do not 

discuss the potential for using this signalized intersection for ingress/egress to the development 

property.  From a Planning perspective, there is merit in considering this option given the increased 

volume of both cars and trucks accessing the site, the presence of existing signal infrastructure, 

and the need to ensure public safety at this location. 

 

Summary and Conclusions 

 

Based on the above analysis of the Planning Policy Framework, it is my opinion that the proposed 

development exhibits characteristics of both the ‘Warehousing’ and ‘Transportation Terminal’ land 

use definitions of the Town’s Zoning By-law.  Given this, it is more appropriate for the proposed 

development be subject to the requirements of a Zoning By-law application to determine if the land 

use is appropriate. 

 

The proposed application is deficient in the way that it addresses the existing neighbourhood.  This 

conclusion is supported by the recent Notice of Decision released by the Ministry of Municipal 

Affairs and Housing dated October 21, 2020.  The Notice states that it is the Minister’s intent to 

refuse the submitted requests for an amendment to the Parkway Belt West Plan and a Minister’s 

Zoning Order regarding permitted land use.  Based on the rationale provided in the Notice, 

concerns from residents regarding the negative impact of the development are the primary reason 

for the refusal.  This provides further support the concerns raised in this letter.  

 

  



 

 

8 

Please do not hesitate to contact the undersigned at extension 224 or Bryanne Robinson at 

extension 296 should you have any questions or concerns.  

 

Yours truly, 

Weston Consulting 

 
Kurt Franklin, BMath, MAES, MCIP, RPP 

Vice President 

 

Cc: Residents 

 Mayor & Members of Council 

 Mr. Heinz Hecht, Manager 

 Ms. Leigh Musson, Sr. Planner 


