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NOTE: ALL CONSTRUCTION ACTIVITIES (INCLUDING BUILDING 
ERECTION) TO TAKE PLACE WITHIN LEGAL PROPERTY LIMITS OF 
SUBJECT SITE. ALL FUTURE MAINTENANCE OF SUBJECT SITE 
(INCLUDING EXTERIOR BUILDING MAINTENANCE) TO TAKE PLACE 
WITHIN LEGAL PROPERTY LIMITS OF SUBJECT SITE.
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September 12, 2024 

Town of Oakville 
Committee of Adjustment  
1225 Trafalgar Road  
Oakville, Ontario, L6H 0H3 
 
Attention: Jasmina Radomirovic,  

Heather McCrae 
Secretary-Treasurer 

 

Re: 2515 Royal Windsor Drive - Application for Minor Variance  

On behalf of Nicola Royal Windsor One Ltd; Nicola Royal Windsor Two Ltd; and First 
Gulf Inc., (the “Client”) Dillon Consulting Limited (“Dillon”) is submitting the Minor 
Variance application required to support the development of a self-storage facility at 
2515 Royal Windsor Drive, Oakville, ON (the “Subject Site”).  

Preliminary Consultation Meetings were held with staff at the Town of Oakville (the 
“Town”).  Subsequently, a Site Plan Control application was submitted for the 
proposed project in July 2022, and is currently under review by the Town’s staff.  

This letter and attached support materials form our submission for an application for 
a Minor Variance to seek relief from the Oakville Zoning By-law 2014-014 that will 
enable the proposed development of a self-storage facility at the Subject Site.  

Background 

The Subject Site currently sits vacant.  The proposed development will intensify the 
Subject Site with a self- storage building. The proposed development will be subject 
to a Site Plan Control application which is being reviewed by City Planning (application 
number SP.1501.032/01). 
 
Town staff have confirmed that the application for the proposed site development 
would be subject to the Oakville Zoning By-law 2014-014 and that a Minor Variance 
application could be sought to obtain relief from the applicable zoning requirements.  

Subject Site 

The Subject Site is municipally known as 2515 Royal Windsor Drive in the Town of 
Oakville. The Subject Site is legally described as: 
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• PART LOT 1, CONCESSION 2 TRAFALGAR, SOUTH OF DUNDAS STREET, 
DESIGNATED AS PARTS 6 AND 7 ON 20R21673 SUBJECT TO AN EASEMENT IN 
GROSS OVER PART 7 20R21673 AS IN HR378592 TOWN OF OAKVILLE  

• PART LOT 1, CONCESSION 2 TRAFALGAR, SOUTH OF DUNDAS STREET, PARTS 3 
AND 4 PLAN 20R21673 SUBJECT TO AN EASEMENT IN GROSS OVER PART 4 
PLAN 20R21673 AS IN HR378592 TOWN OF OAKVILLE 

 
The Subject Site is located along the southeast border of the Town of Oakville. The lot 
is primarily rectangular in shape save for an area to the southeast and has a total area 
of 0.41 ha. The Subject Site lies within an Employment Area as designated by the 
Region of Halton Official Plan and Livable Oakville, the Town of Oakville Official Plan 
and is zoned E3 Industrial and E4 Business Commercial under the Oakville Zoning By-
law 2014-014.  
 
The Subject Site is currently a vacant lot and is surrounded by Industrial and Business 
Commercial buildings. The Subject Site is bounded by Royal Windsor Drive to the 
south, a parking lot to the east, a concrete structure to the north, and Winston 
Churchill Boulevard to the west. The lot is located approximately 2 kilometres south 
from the QEW and approximately 2 kilometres north from Lakeshore Boulevard West. 
The Subject Site is serviced by Mississauga’s MiWay routes 4, 11, and 12, and is a 5-
minute drive or 30-minute walk from Clarkson GO Station in Mississauga.  

Proposed Development 

The Proposed Development will consist of a new 6-storey building which will be used 
as a self-storage facility owned by Nicola Wealth and operated by Advanced Self-
Storage. The Proposed Development has a footprint of 2,290 square metres, a GFA of 
16,686 square metres, and an FFE of 104.35. The proposed building will have a lot 
coverage of 60.18% and will provide 12.47% of landscape coverage. A total of 11 
parking spaces will be provided on site consisting of 7 parking spaces located indoors 
and 4 parking spaces provided at the exterior of the proposed building at grade.  One 
loading space will be provided inside the building.  
 
The lot will be accessible via Royal Windsor Drive only. The two-way driveway 
entrance will permit users to enter the site and park either inside the building or 
externally at grade.  Egress from the site is either via Royal Windsor Drive or drive 
through the building to the exit via Winston Churchill Boulevard. Vehicles that drive 
into the proposed building will only be permitted to exit the lot via Winston Churchill 
Boulevard which acts as main exit of this proposed building. The lot is currently 
vacant, there are no structures to demolish.  
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Zoning Provisions Applicable to Proposed Land Use 

The Subject Site is zoned E3 Industrial and E4 Business Commercial under the Oakville 
Zoning By-law 2014-014. The northern portion of the Subject Site is zoned E3 while 
the southern portion of the Subject Site is zoned E4. 

To implement the proposed development on the Subject Site, the following variances 
have been identified: 

1. Minimum Interior Side Yard – 1.0 metres is proposed, whereas the by-law 
requires 3.0 metres 

2. Minimum Flankage Yard – 1.84 metres is proposed along Royal Windsor 
Drive, whereas the by-law requires 3.0 metres 

3. Landscape Width to any Road - 1.84 metres is proposed along Royal 
Windsor Drive, whereas the by-law requires 3.0 metres 

4. Landscape Buffer from Parking Area to a Road – 0.44 metres is proposed, 
whereas the by-law requires 3.0 metres 

5. Maximum Height – proposes 25.0 metres, whereas the by-law requires 
18.5 metres 

Variance 1 is related to setback requirements of the interior side yard. Variance 2, 3 & 
4 relates to the flankage yard and landscape buffer to Royal Windsor Drive. Variance 5 
relates to building height on the area zoned E4.  

Tests for Minor Variance 

It is our opinion that the requested variance meets the “four tests” set out in 
subsection 45(1) of the Planning Act, as follows: 

1. The variance is minor in nature. 

As the definition of what constitutes a “minor variance” has not been precisely 
defined in the Planning Act, it is up to the Committee to determine the extent to 
which a by-law provision may be relaxed, and a variance still classified as minor in 
nature.1 Guidance is available in the form of jurisprudence which sees this test as a 
matter of size, importance and impact.2 

 

1 See Toronto (City) v. 621 King Developments Ltd., 2011 ONSC 7047 (CanLII), 
http://canlii.ca/t/fqjrd and Re McNamara Corporation Ltd. et al. and Colekin Investments Ltd., 
1977 CanLII 1050 (ON SC), http://canlii.ca/t/g1j9s. 
2 See Vincent v. Degasperis, 2005 CanLII 24263 (ON SCDC), http://canlii.ca/t/1l4rd. 

http://canlii.ca/t/fqjrd
http://canlii.ca/t/g1j9s
http://canlii.ca/t/1l4rd
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The proposed variances call for site-specific relief from provisions related to the 
building setbacks, landscape buffer and building height on the Subject Site.  

Variance 1 – The Subject Property requires an interior side yard of 3.0 metres 
whereas the proposal provides a 1.0 metre setback. The abutting property is currently 
zoned for employment uses with the immediate area providing parking to support the 
neighbouring employment activities. The proposed variance will not impede the 
existing employment use of the adjacent property nor disrupt the functionality of this 
parking area. 

Furthermore, there is no proposed activity along the reduced side yard.  The 
proposed development does not have any parking or circulation along the interior 
side yard.  The proposed development will have one way-traffic through the building, 
with access exclusively provided via Royal Windsor Drive, and the exit situated at the 
rear of the proposed building with direct egress to Winston Churchill Boulevard. 
Further, there is no direct access to the proposed building from the neighboring lands 
which mitigates the impact of the reduced interior side yard. 

Variances 2,3 & 4 – The proposed variances related to the reduction of the flanking 
side yard setback from 3.0 metres to 1.84 metres and associated reduction to the 
landscape buffer requirement to a road from 3.0 metres to 1.84 metres and reduction 
in the landscape width between a parking area and a road from 3.0 metres to 0.44 
metres.  These variances will have little impact to the surrounding employment uses 
or pedestrian experience in this employment area. Note that the flankage side yard 
setback of 2.3 metres is maintained along Winston Churchill Boulevard and reduced 
to 1.8 metres along the southern portion of the lot which accommodate the daylight 
triangle.   

Adequate landscaping and separation distance is still provided despite these 
variances, which are necessary to accommodate the existing daylight triangle and the 
future road widening requirement of Winston Churchill Boulevard from the Region of 
Halton. These site-specific conditions regarding road adjustments are essential for 
maintaining the functionality and safety of this employment area. 

Variance 5 - The requested variance is an increase of the maximum allowed height 
from 18.5m to 25.0 metres. The Subject Site is located in an industrial neighbourhood 
away from any residential areas and therefore not impacted by additional shadows 
which may be cast on adjacent properties and the enjoyment of personal outdoor 
space.  Its location at a corner further serves to mitigate impact on adjacent 
properties.  The abutting properties are large and have vast amounts of surface 
parking and therefore will not impact any industrial activity or common outdoor 
space. 
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The proposed variances will have little impact to the surrounding neighbourhood or 
the Town as a whole. The proposed development is strategically located at the corner 
of Royal Windsor Drive and Winston Churchill Boulevard and it will maintain adequate 
setbacks and enhanced landscaping on site along the street lines. It is also located 
adjacent to compatible and complementary uses (employment). As such, the 
proposed development would not be expected to constitute a significant impact 
relative to the approved and existing uses adjacent to the Subject Site. 

2. The variance is desirable for the appropriate development or use of the land, 
building or structure. 

The requested variances would allow for the development of a self-storage facility 
that will activate an otherwise underutilized lot in the Town of Oakville. The proposed 
building will provide employment and economic opportunities to the local 
community.  

The development of an employment use on this property represents the logical use of 
the currently zoned employment property, given the neighbourhood and 
consideration of the surrounding context.  The property is well situated within the 
Town and its transportation network which supports this employment use. The 
Subject Site abuts Winston Churchill Boulevard to the northeast, Royal Windsor Drive 
to the south, and surrounded by other employment uses to the south and east. 

Variance 1 – The reduction to the interior side yard provides adequate separation 
distance and limits adverse effects to the abutting property. Currently, the 
undeveloped site drains onto the abutting property, while the proposed development 
not only improves the current condition but prevents runoff onto the abutting 
property by incorporating a French Drain within this interior side yard. Maintenance 
of this French Drain can be carried out entirely within the proposed interior side yard, 
eliminating the need for access from the neighboring property. Thus, the variance not 
only facilitates development but also promotes responsible land use and mitigates 
potential environmental impacts. The interior side yard does not contain any 
windows and entrances, or any industrial activity and therefore the reduced yard is 
appropriate. 

Variance 2, 3 & 4 – The design of the proposal maximizes the use of the property 
contributing to the local economic base of the City. The reduction to the flanking side 
yard setback and associated landscape buffer area along Winston Churchill Boulevard 
are appropriate on the Subject Site given its urban context and surrounding uses.  It 
does not represent over development of the site as adequate separation distances 
are provided, and these proposed setbacks continue to support its existing functions 
of providing landscaping while limiting its impact on surrounding uses.  The proposed 
development does not involve the demolition or redevelopment of an existing 
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structure but rather the creation of a new facility. The current conditions of this 
vacant site are poor and lack good urban design for such a prominent and busy 
employment intersection.  

Variance 5 - The self-storage facility proposed for the Subject Site will activate an 
otherwise underutilized vacant lot in Oakville.  

The site itself is located at the corner of Royal Windsor Drive and Winston Churchill 
Boulevard which is a prominent corner in this employment area. From an Urban 
Design perspective, it is appropriate to add height and density to this important 
intersection.  The height increase is suitable here as it provides intensification to the 
employment area which is supported in the Provincial Policy Statement and the 
Official Plan. Due to the minimal increase in height identified, it is our opinion that the 
variance is minor in nature in relation to the general area. 

The proposed site development strikes an appropriate balance between the intent of 
the Zoning By-law, and the desire to employ good urban design by locating the 
proposed building in a manner that minimizes its impact on the adjacent neighbours 
in the area. The variances required to implement the proposed site development 
represent a desirable approach for the appropriate development and use of the 
Subject Site.  

3. The variance maintains the general intent and purpose of the zoning by-law.  

The variances will permit a more intensified use on the Subject Site and result in a 
permitted use which will be able to able to better serve the community.  The 
proposed commercial self-storage use is located in an Employment zone and will 
continue to serve its function with the local community.   

Variance 1 – The proposal provides adequate buffer with sufficient setback to the 
abutting Employment zoned lot to its interior side. The proposed use will not have 
any measureable impact to the employment use, improves the existing drainage 
condition, and will not impede business activity to the abutting lot.  

Variance 2,3 & 4 – Adequate setbacks and landscaping are provided along Winston 
Churchill Boulevard. The flanking side yard and landscape buffer reduction is required 
to implement the future road widening of Winston Churchill Boulevard as required by 
the Region of Halton. Adequate opportunities for landscaping and buffer will be 
provided through the Site Plan Approval Process. The extent of the variances is 
accentuated by the interpretation of flankage side yard at the daylight triangle. 

Variance 5 – The proposed variance seeks to increase the maximum height of 18.5 
metres to 25.0 metres, a difference of 6.5 metres. Note that the property has a split 
zone and there is no height limit for the northern portion of the site.  Given the by-
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law is interpreted to apply the most stringent zone on the entire property, the 18.5 
metre height limit applies.   

Accordingly, the proposed variances will maintain the general intent and purpose of 
the zoning by-law.   

4. The variance maintains the general intent and purpose of the Official Plan. 

Halton Regional Official Plan 

The Subject Site is designated as an Urban Area with an Employment Area overlay in 
the Halton OP. Employment Areas are meant to help the region achieve job growth 
rates outlined in the Growth Plan 2020 as stated by policy 77.1. The proposed 
development is an industrial use and therefore appropriately located in these 
designated lands.  The proposed development will provide economic benefits and job 
creation.  It is our opinion the proposed Minor Variance maintains the intent and 
purpose of the Halton’s Regional Official Plan. 

Liveable Oakville 

The designated land use for the Subject Site is Employment under Liveable Oakville. 
Section 14 of the Oakville OP state that “Employment Areas are intended to provide 
industrial, business, and office activities, which will be the major source of 
employment opportunities in the Town”. Policies 14.1.1 and 14.1.2 call for a balance 
of employment and population to create a balanced and complete community. 
Additionally, the subject lands are further identified under policy 14.4 as Business 
Commercial lands. As the Subject Site is considered an employment use, the Proposed 
Development conforms to the Liveable Oakville OP and generally maintains its intent 
and purpose.  

Accordingly, the proposed variances will maintain the general intent and purpose of 
the Official Plan.   

 

 Application for a Minor Variance 

The proposed variances meet the four tests outlined in the Planning Act.  The 
proposal does not have a significate impact on the neighbouring properties and 
surrounding area and can be considered to be minor in nature.  The proposal 
represents a desirable approach for the appropriate development and use of the 
Subject Site. The proposal complies with the purpose and intent of the Official Plan 
and applicable Zoning By-law.  
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Submission Materials 

In support of the application for a Minor Variance, the following materials have been 
included in the submission package: 

Required Material  Dated 

Application Form  June 11, 2024 

Submission Letter  June 11, 2024 

Site Plan – A101  September 6, 2024 

Elevation Plan – A200  June 20, 2024 

Elevation Plan – A201  June 20, 2024 

Ground Floor Plan – A112  June 20, 2024 

Landscape Plan – L-1  June 19, 2024 

Topographic Survey Plan - C100   March 17, 2022 

Letter of Acceptance – Mancor  April 25, 2024 

Letter of Acceptance – Nicola Wealth  April 24, 2024 

Application Fees 

We understand that the following fees will apply to the Minor Variance application.   

  

Application for Minor Variance: $ 4,050.00 

Region of Halton Review fee: $39.71 

 
We also understand that the fees will be payable upon the Town’s review of the 
application at the point that it is deemed complete. 

We trust that this submission is to the satisfaction of the Town of Oakville.  

Should you have any questions or wish to discuss this application, please contact the 
undersigned at 416-554-1518 or by email (jguzzi@dillon.ca).    We request that this 
application be considered by the Committee of Adjustment at its early possible 
scheduled meeting. 
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Yours sincerely, 

DILLON CONSULTING LIMITED 
 

  

Joseph Guzzi, MCIP, RPP  

Associate 

 

 
 
Enclosure(s) or Attachment(s) 
Our file: 22-3718 
Cc: Kevin Somra, First Gulf Inc.  
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