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 Expand the Industrial/Commercial Centre of Tullamore and include the lands in the 
Tullamore Secondary Plan; 

 Redesignate the lands from Prime Agricultural Area and Environmental Policy Area to 
Prestige Industrial and Environmental Policy Area; 

 Establish site specific policies, including a conceptual road network, to govern the 
development of the lands in the Plan; and 

 Establish site specific policies for lands that will remain designated Prime Agricultural 
Area outside of the Secondary Plan. 

 

 
Figure 6: Tullamore Land Use Area 
Source: By-law 2024-032 (Official Plan Amendment No. 277)  

 
It is our opinion that while the Amendment is consistent with Provincial policies and 
conforms to Provincial, Regional and local planning policy documents, the Town erred in 
excluding the Petrella Property, its two neighboring properties to the north (‘0’ and 12484 
Airport Road) and three properties to the south (12394, 12374, and 12366 Airport Road) 
all of which front Airport Road.  This omission has resulted in the Employment Area having 
an irregular boundary and the properties remaining designated/zoned for agricultural 
uses.  The properties have not been under active agricultural production for many 
decades and on the completion of two industrial buildings to the south and west they will 
no longer be suitable for residential land use.  Expanding the Employment Area to include 
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the properties would have been a logical, reasonable, and practical planning approach.  
The exclusion and isolation raises serious concerns as to how and when the properties 
will be planned and rezoned. 
 
Future Caledon Official Plan, 2024 
 
On March 26, 2024 Council for the Corporation of the Town of Caledon passed By-law 
No. 2024-014 to adopt Future Caledon.  The 1978 Official Plan remains in effect for lands 
identified as Rural Service Centres, Secondary Plans; including the Tullamore 
Employment Area. 
 
The Future Caledon Official Plan designates the Subject Site as: 

 ‘Urban Area’ on Schedule B1: Town Structure; 

 ‘Designated Greenfield Area’ and ‘New Urban Area 2051’ on Schedule B2: Growth 
Management; 

 ‘New Employment Area’ on Schedule B4: Land Use Designations; 

 ‘Regional Arterial’ (Airport Road) on Schedule C1: Town-Wide Transportation 
Network; and 

 ‘New Employment Area’ on Schedule F1: Urban System. 
 

 
Figure 7: Land Use Designations 
Source: Future Caledon Official Plan, March 2024 

 
The New Employment Area identifies lands that will be developed for employment uses 
in future. Detailed land use designations will be applied to the subject lands through the 
development of a secondary plan.  
 
OPA No. 277 discussed earlier in this letter redesignated the neighboring lands to the 
west Prestige Industrial permitting warehousing, distribution, industrial and commercial 
uses with special policies for height and site development. The Amendment was not 
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advanced via a secondary plan but rather a site specific amendment to implement an 
appropriate land use designation to reflect the urban zoning issued through MZO 483/22.  
The amendment negates any ability to coordinate land use planning with the larger 
surrounding employment area.  Consequently, there is no opportunity for a 
comprehensive planning process to proceed through a secondary plan.   
 
Through an enhanced development review process, the proponent of the neighbouring 
lands was permitted to forgo the secondary plan process by demonstrating that the 
industrial park can be serviced in phases with additional servicing information to be 
provided through the subsequent development applications.  It can be reasonably argued 
that the same conclusions apply to the Petrella Property. 
 
CONCLUDING REMARKS 
 
The Petrella Family have owned and resided on the Subject Site since 1976. They have 
owned and successfully operated Petrella Transport Limited from property since the early 
1980’s. It is located immediately adjacent to and abutting lands which are soon to contain 
approximately 6-million square feet of warehouses and distribution centres supported by 
thousands of loading bays, vehicular and trailer parking spaces. 
 
The Secondary Plan exemption request has been filed for the purposes of recognizing 
the historic, current and continued use of the Subject Site for employment purposes now 
and into the future.  It will in no way hinder the long-range development potential of the 
site or area for its intended uses.  It is hoped that the modification recommended herein 
can be accommodated by the Ministry. 
 
Yours truly, 
 
 
___________________________________ 
Marc De Nardis B.U.R.Pl., M.C.I.P., R.P.P.         
Associate Planner 
mdenardis@gwdplanners.com 
 
C.c. Petrella Transport Limited 
 Quinto M. Annibale, Loopstra Nixon LLP 
 Ian Flett Professional Corporation 
 M. Gagnon, Gagnon Walker Domes Ltd. 
 M. Harris, Gagnon Walker Domes Ltd. 
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Quinto M. Annibale* 
*Quinto M. Annibale Professioal Corporation

Direct Line: (416) 748-4757 
E-mail: qannibale@loonix.com 

VIA EMAIL: (opreview@caledon.ca) 

March 7, 2024 

Planning and Development Services 
Town of Caledon 
6311 Old Church Road 
Caledon, Ontario 
L7C 1J6 

Attention:  Carmine Caruso, Acting Director, Planning / Chief Planner 

Dear Mr. Caruso: 

Re: February 2024 Draft Future Caledon Official Plan
Public Meeting Date: March 5, 2024
Comment Deadline: March 7, 2024 

I represent Raffaela Petrella, the registered owner of the property municipally known as 12404 
Airport Road in the Town of Caledon (the “Petrella Property”). 

On behalf of my client, we have been monitoring both the Region of Peel’s Municipal 
Comprehensive Review process and Caledon’s Official Plan Review process over the past few 
years and have now had an opportunity to review the latest draft of the Future Caledon Official 
Plan published on February 14, 2024. We fully support the Petrella Property being incorporated 
into the New Urban Area and the New Employment Area land use designation which recognizes 
the existing employment uses that have continued on the property since the early 1980’s. 

Background and Location 

The Petrella Property has a total area of approximately 4 hectares (10 acres) and a road frontage 
of 125 metres (410 feet) along the west side of Airport Road. Situated approximately 1.2km north 
of Mayfield Road, it is surrounded by existing and planned employment uses, including significant 
warehousing and distribution facilities, Tullamore Industrial Park, aggregate operations, assorted 
transport companies, and some rural residential uses.  

Our client acquired the property in 1976 and has resided on site for over 40 years. Petrella 
Transport Limited has historically and continuously used the property since the early 1980’s for 
transportation and storage related activities including sand and aggregate haulage and the 
storage of oversized vehicles, machinery, and equipment. 
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Draft Future Caledon Official Plan (February 2024) 

As indicated on Schedule ‘B4’ – Land Use Designations of the draft Future Caledon Official Plan 
(extract below), the Petrella Property is designated “New Employment Area”, which designation 
applies to all the surrounding lands north to Old School Road, west to Torbram Road, east to Innis 
Lake Road and south to Mayfield Road. The New Employment Area designation is adjacent to 
the existing Tullamore employment area (which remains subject to the policies of 1978 Official 
Plan) and extends the existing employment land uses north to the planned Highway 413 and 
NWGTA Transmission Corridor creating a critical mass of employment land uses with excellent 
links along Airport Road to regional and provincial transportation routes. 

Extract from Schedule B4 – Land Use Designations of the draft Future Caledon Official plan, February 2024. 

Wrapping around the Petrella Property and its northerly neighbour are the Tullamore Industrial 
lands which comprise approximately 157 hectares (388 acres) of greenfield land, designated New 
Employment Area in the draft Future Caledon Official Plan. The Tullamore Industrial lands were 
subject of an approval by the Minister of Municipal Affairs and Housing under Ontario Regulation 
483/22 issued in September 2022 (“MZO”), which permits a range of prestige industrial uses, 
storage warehouses, accessory open storage, outdoor display and sales areas, as well as retail 
stores. The Tullamore Industrial land, the subject of the Zoning Order, envelope the Petrella 
Property, as demonstrated on the extract below. 

4872-9331-8315, v. 1 
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9. Loopstra Nixon

Extract to illustrate location of Tullamore Industrial lands in relation to the Petrella Property. 

The entirety of the lands described above, including the Petrella Property are identified in Part F, 
Urban System, and on Schedule F1 – Urban System of the draft Future Caledon Official Plan 
where the majority of growth is intended to occur within the horizon of the Plan, including lands 
designated New Employment Areas. Section 21 requires that all New Community Areas and New 
Employment Areas within the Urban System undergo a secondary planning process and 
subsequent tertiary plan process before development will be permitted. 

Schedule F3 – Secondary Planning Areas, identifies that the entire New Urban Area be subject 
to a secondary plan. Approximately 24 individual secondary plan areas are identified. While these 
areas have been selected generally based on drainage catchment areas and some provisions 
allow for secondary plan areas to be combined, the number and delineation of secondary plan 
areas is in our opinion arbitrary and excessive. 

The Petrella Property Should be Excluded from Secondary Plan Requirements 

Secondary Plans are land use plans prepared for specific community areas of a municipality as 
an amendment to the Official Plan. These plans typically cover larger community areas and 
identify where certain land uses should occur and where amenities such as parks, roads and 
trails should be located, among other planning considerations such as natural heritage and 
environmental protection. Secondary plans are intended to ensure comprehensive and 
coordinated land use planning particularly where there are several landowners involved. 

4872-9331-8315, v. 1 
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9. Loopstra Nixon

Section 21.3 of the draft Future Caledon Official Plan identifies the requirement for a secondary 
plan to be prepared for approximately 383 hectares of land, identified as “F1” on Figure F3 of the 
draft Official Plan. This secondary plan area includes the 4-hectare Petrella Property site, the 157 
hectares of Tullamore Industrial lands and other agricultural lands under separate ownership. 

Despite the requirements set out in Section 21.3, Section 23.6.2 of the draft Future Caledon 
Official Plan provides that uses that exist at the time when the Official Plan is adopted may be 
permitted within New Employment Areas prior to the preparation of a secondary plan. Petrella 
Transport Limited is an existing employment use that has operated continuously for the past 40 
years, and which is therefore allowed to continue under the proposed New Employment Area 
designation without the need for a secondary plan. 

Furthermore, we understand that while identified in the same secondary plan area (F1) on Figure 
F3 of the draft Official Plan, the Tullamore Industrial lands approved under MZO, O. Reg. 483/22 
will not require a secondary plan. Development of the 157-hectare Tullamore Industrial lands will 
proceed following a site-specific official plan amendment, plan of subdivision and future site plan 
approvals. The Tullamore Industrial lands surround the Petrella Property and the adjacent 
dwelling at 12484 Airport Road on all sides - essentially isolating them and negating any ability to 
coordinate land use planning with the larger surrounding employment land area. Consequently, 
there is no opportunity for a comprehensive planning process to proceed through a secondary 
plan. It is our opinion that the Petrella Property can continue to operate and that any future 
redevelopment of the property can be properly planned and reviewed under more appropriate 
site-specific development applications provided for under the Planning Act without the need for a 
secondary plan. 

On this basis, we respectfully submit that the Petrella Property be exempt from the secondary 
plan requirements set out in the draft Future Caledon Official Plan. 

We request notice of any meetings and decisions of Town Council and any Committees of Council 
related to these matters. 

Should you require anything further, please do not hesitate to contact the undersigned. 

Yours very truly, 

LOOPSTRA NIXON LLP 

Per: Quinto M. Annibale 

4872-9331-8315, v. 1 
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