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1 INTRODUCTION 

The location of the subject lands is shown in Figure 1.  The subject lands are currently occupied by a low-rise 

institutional building and garage, previously occupied most recently as a detachment of the Ontario Provincial 

Police. The existing structures would be removed and replaced by the proposed 26-storey residential apartment 

building with a 4-storey podium. Detailed architectural drawings are included in Appendix A. 

The subject lands are located within an area that is predominantly residential.   

The scope of this study was to provide an air quality assessment with prediction of the anticipated impact of 

adjacent and nearby properties that may be a source of pollutants, dust and/or odour on the proposed 

development. The scope is preliminary and future assessment may be needed beyond the work presented here.   

2 LAND USE COMPATIBILITY POLICIES AND 
GUIDELINES 

2.1 City of Mississauga Official Plan 

The City of Mississauga Official Plan, Chapter 6 (https://www.mississauga.ca/wp-

content/uploads/2021/06/18135536/Chapter6-Value_the_Environment-April8-2021.pdf ) recognizes the 

importance of a healthy environment to the overall well-being of society and the City has committed to “ensure 

land use compatibility” (6.1.1.e) to achieve this goal. 

Furthermore, Chapter 6.5 addresses the importance of air quality and compatible land use: 

“Clean air is critical to human and environmental health. The most effective strategies to ensure air quality are to 

encourage and achieve complete communities with a compact urban form, including alternative modes of 

transportation such as walking, cycling and transit and ensuring the compatibility of land uses.” 

Finally, Section 6.5.5 acknowledges the role of land use compatibility in preventing adverse effects on air quality: 

“When determining land use compatibility, regard will be given to odours, air particulates, noise and other 

contaminants, which may impact adjacent or nearby land uses and natural areas. Incompatible land uses such as 

sensitive land uses and those uses that are sources of noise, odour and dust will be separated and/or the 

nuisances will be mitigated, so they do not interfere with each other.” 

  

https://www.mississauga.ca/wp-content/uploads/2021/06/18135536/Chapter6-Value_the_Environment-April8-2021.pdf
https://www.mississauga.ca/wp-content/uploads/2021/06/18135536/Chapter6-Value_the_Environment-April8-2021.pdf


STUDY TYPE: PRELIMINARY AIR QUALITY ASSESSMENT 
49 SOUTH SERVICE ROAD 

RWDI #2205797 
October 13, 2022 

rwdi.com Page 2 
 

2.2 Provincial Policy Statement 

Sections 1.2.6.1 and 1.2.6.2 of Part V of the Provincial Policy Statement 2020 (https://files.ontario.ca/mmah-

provincial-policy-statement-2020-accessible-final-en-2020-02-14.pdf) states the following: 

“Major facilities and sensitive land uses shall be planned and developed to avoid, or if avoidance is not possible, 

minimize and mitigate any potential adverse effects from odour, noise and other contaminants, minimize risk to 

public health and safety, and to ensure the long-term operational and economic viability of major facilities in 

accordance with provincial guidelines, standards and procedures. “ 

“Where avoidance is not possible in accordance with policy 1.2.6.1, planning authorities shall protect the long-term 

viability of existing or planned industrial, manufacturing or other uses that are vulnerable to encroachment by 

ensuring that the planning and development of proposed adjacent sensitive land uses are only permitted if the 

following are demonstrated in accordance with provincial guidelines, standards and procedures:  

a) there is an identified need for the proposed use;  

b) alternative locations for the proposed use have been evaluated and there are no reasonable alternative locations;  

c) adverse effects to the proposed sensitive land use are minimized and mitigated; and  

d) potential impacts to industrial, manufacturing or other uses are minimized and mitigated. “ 

2.3 Provincial Compatibility Guidelines 

The Ministry of Environment, Conservation and Parks’ (MECP) D-series guidelines deal with land use compatibility in 

Ontario.  The most relevant guideline in the present case is D-6 (Compatibility between Industrial Facilities, 

https://www.ontario.ca/page/d-6-compatibility-between-industrial-facilities), dated July 1995.  It provides a 

classification scheme for industries based on their potential for emissions that could cause adverse effects.  The 

classification scheme is summarized in Table 1. For each class of industry, the guideline provides an estimate of 

potential influence area and a minimum recommended separation distance, which are also set out in Table 1 below.   

  

https://files.ontario.ca/mmah-provincial-policy-statement-2020-accessible-final-en-2020-02-14.pdf
https://files.ontario.ca/mmah-provincial-policy-statement-2020-accessible-final-en-2020-02-14.pdf
https://www.ontario.ca/page/d-6-compatibility-between-industrial-facilities
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Table 1:  D-6 Industry Classification Scheme 

Class Descriptors Potential 

Influence Area (m) 

Minimum Separation 

Distance (m) 

I • Small scale 

• Self-contained 

• Packaged product 

• Low probability of fugitive emissions 

• Daytime operations only 

• Infrequent and/or low intensity outputs of 

noise, odour, dust, vibration 

70 20 

II • Medium scale 

• Outdoor storage of wastes or materials 

• Periodic outputs of minor annoyance 

• Low probability of fugitive emissions 

• Shift operations 

• Frequent movement of products and/or 

heavy trucks during daytime 

300 70 

III • Large scale 

• Outside storage of raw and finished products 

• Large production volumes 

• Continuous movement of products and 

employees during shift operations 

• Frequent outputs of major annoyance 

• High probability of fugitive emissions 

1000 300 

Guideline D-6 recommends the following: 

1. “…no sensitive land uses shall be permitted within the actual or potential influence areas of 

Class I, II or III industrial land uses, without evidence to substantiate the absence of a problem.” (Sec. 4.5.1 of 

Guideline D-6) 

2. “No incompatible development other than that identified in Section 4.10, Redevelopment, Infilling and Mixed 

Use Areas should occur [within the recommended minimum separation distances]” (Sec. 4.3 of Guideline D-

6) 

3. “When a change in land use is proposed [in an area of urban redevelopment, infilling or transition to mixed 

use] for either industrial or sensitive land use, less than the minimum separation distance … may be 

acceptable subject to either the municipality or the proponent providing a justifying impact assessment 

(i.e. a use specific evaluation of the industrial processes and the potential for off-site impacts on existing and 

proposed sensitive land uses). Mitigation is the key to dealing with less than the minimum to the greatest 

extent possible.” (Sec. 4.10.3 of Guideline D-6) 
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With respect to how separation distance should be measured, the guideline states that “measurement shall 

normally be from the closest existing, committed and proposed property/lot line of the industrial land use to the 

property/lot line of the closest existing, committed or proposed sensitive land use.”   However, it does allow the 

measurement to include areas within the lot lines (on-site buffers) where site-specific zoning or site plan control 

precludes the use of the area for a sensitive use in the case of the sensitive land use, and for an activity that could 

create an adverse effect in the case of the industrial land use. 

When dealing with vacant industrial lands, the guideline states that “determination of the potential influence area 

shall be based upon a hypothetical worst-case scenario for which the zone area is committed”. 

3 METHODOLOGY 

The tasks consisted of reviewing the following items: 

• Development proposals posted on the City’s website for the surrounding area, if any; 

• Published satellite imagery and street-based photography;  

• MECP Environmental Compliance Approval (ECA) and Environmental Sector and Activity Registry (EASR) 

permits for existing industries within 1000 m of the subject lands; 

• Pending applications for amendment to ECA’s of any major facilities, posted on the Environmental 

Registry;  

• Environment and Climate Change Canada’s (ECCC) National Pollutant Release Inventory (NPRI) data for 

industries within 1000 m of the subject lands; 

• Guidelines D-1 (Land Use Compatibility) and D-6 (Compatibility between Industrial Uses) from the MECP; 

• Meteorological data for the study area; and, 

• Any recent complaint history available from the applicable MECP District Office to determine if there are 

any air quality within the area. 

RWDI reviewed wind data from Pearson International Airport.  A summary of the directional distribution of winds 

over a period from 2001-2021 is shown in Figure 2.  The wind directions in the figure refer to the direction from 

which the wind blows, while the annual frequency of a given wind direction is shown as a distance radially from the 

centre.  The most frequent winds originate from the west and north with winds from the east and south less 

frequent. 

It is our understanding that the MECP is unable to provide complaint related information directly and such 

inquiries are to be directed via the Ministry’s Freedom of Information (FOI) office.  While complaint history for the 

area is a helpful tool in the initial screening of industries, due to the length of time to complete the process as 

well as the existing character of the study area, we did not consider this task to be essential in completing the 

assessment for this site.   
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4 RESULTS 

4.1 Existing Industrial and Non-Industrial Facilities 

Table B-1 in Appendix B lists all the facilities within 1000 m of the subject lands.  Five (5) facilities within 1000 m of 

the subject lands were identified through the review of satellite imagery and the MECP ECA and EASR document 

search.  None (0) of these sites are industrial; all five (5) are either residential or institutional. The locations of all 

identified facilities are presented in Figure 3.  There are no offsite industrial or non-industrial facilities whose 

influence areas are expected to extend to the subject lands.   

4.2 Future Industrial Facilities 

The zoning map for the surrounding area is provided in Figure 4. There are no industrial-zoned areas within one 

kilometre of the subject lands, and the predominant land use is residential. As outlined in the City of Mississauga 

Official Plan, Chapter 19 and 19.4.1 (https://www.mississauga.ca/file/COM/NewProp_OP_19.pdf ), consideration is 

given toward ensuring that future Official Plan Amendments and proposed zoning redesignations “would not 

adversely impact or destabilize … the development or functioning of the remaining lands that have the same 

designation, or neighbouring lands.”  Within this context, it is unlikely that lands within the study area would be 

redesignated to allow for industrial activity that could adversely impact air quality at the subject lands.  

4.3 Transportation Facilities 

The subject lands are located immediately adjacent to the Ontario 400-series highway, the Queen Elizabeth Way 

(QEW), as well as Hurontario Street and South Service Road, both identified in the City of Mississauga’s Traffic By-Law 

(https://www.mississauga.ca/publication/traffic-by-law/, Schedule 30) as major collector and arterial roadways. There 

are no rail corridors within 1,000 m of the subject lands. The Hurontario light rail transit (LRT) is under development 

with expected completion in 2024. The LRT will operate electrically powered light rail vehicles with zero emissions 

and could be expected to reduce non-transit vehicle capacity on Hurontario Street 

(https://www.metrolinx.com/en/greaterregion/projects/hurontario-lrt.aspx) .  

Transportation pollution generated from vehicle travel along the QEW and, to a lesser extent, Hurontario Street and 

South Service Road, has the potential to adversely impact air quality in the proposed residences since they will be 

located within approximately 60-70m of the QEW and Hurontario Street, and 20m of South Service Road. In 2010, 

the estimated annual average daily traffic volume (AADT) on the QEW at Hurontario Street was 173,600 vehicles, 

with a 6% increase in AADT over ten years (https://data.ontario.ca/en/dataset/traffic-volume ). 

The proposed residential building would benefit from mitigation strategies to minimize impacts of traffic pollution.   

The City of Toronto’s report: “Avoiding the TRAP: Traffic-Related Air Pollution in Toronto and Options for Reducing 

Exposure” (October 2017) states that the most widely reported mitigation strategy for traffic-related air pollutants 

(TRAP) is separation distances or buffer zones, with some environmental agencies (California and British Columbia) 

recommending a setback of 500 ft (approx. 150m) from major highways such as the QEW, and 100m from roads 

with annual average traffic volumes of 15,000 vehicle or more per day.   

https://www.mississauga.ca/file/COM/NewProp_OP_19.pdf
https://www.mississauga.ca/publication/traffic-by-law/
https://www.metrolinx.com/en/greaterregion/projects/hurontario-lrt.aspx
https://data.ontario.ca/en/dataset/traffic-volume
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However, the report acknowledges that it is not feasible to restrict development within the recommended buffer 

zones and meet the city’s growth projections.  As an alternative, the report outlines the following TRAP mitigation 

strategies: 

• Locating residential units and outdoor use areas (particularly ones for prolonged use) as far as possible 

from the roadways and buffered by transitional uses; 

• Vegetation that is designed as a barrier (as a complement to other mitigation measures); 

• Physical barriers such as sound barriers; 

• Mechanical rather than passive building ventilation with air particle filtration; 

• Location of ventilation air intakes away from known pollution sources and roads; 

• Only opening windows on the side of the buildings that face away from TRAP sources; 

• Optimizing timing and quantity of ventilation make-up air; 

• Management of outdoor activities. 

The current design for the subject lands consists of a 26-storey residential tower atop a four-storey podium. The 

residences are located within 60-70m of the QEW and Hurontario Street, and within 20m of South Service Road. Due 

to the alignment of the roadways, residence balconies on the north and west face the QEW; balconies on the west 

and south face Hurontario Street; and balconies on the east face South Service Road. The setback distances are less 

than the recommended 150m (QEW) and 100m (Hurontario) set back distance identified in the above-mentioned 

City of Toronto report, and it is likely that sensitive uses at both buildings would be impacted by transportation 

pollution from these roadways. RWDI recommends the following mitigation measures be considered in order to 

reduce the impact of transportation pollution: 

• Where possible, the provision of mechanical building ventilation with air particle filtration rather than 

passive building ventilation alone; 

• Location of ventilation air intakes as far away from the QEW as is feasible; and, 

• Optimizing timing and quantity of ventilation make-up air. 

In addition, the proposed development features: 

• Balconies for each residential suite; 

• Walk-out terraces for four (4) ground-level suites; 

• An outdoor amenity area at ground level at the south-west side of the building; and, 

• An outdoor terrace on Level 5 surrounding an indoor amenity area on the north, west, and south sides. 

The residence balconies on the upper levels are relatively small spaces where prolonged use by occupants is not 

expected. Similarly, the outdoor terrace on Level 5 is relatively narrow and would not be expected to have prolonged 

use. 

The outdoor amenity area at ground level and the four private walk-out terraces associated with the ground-level 

residential suites are larger areas which could have more prolonged use by occupants. RWDI recommends 

reasonable management of the timing of outdoor activities for these areas by providing awareness of the potential 

for traffic related air pollution at peak times of the day.   



STUDY TYPE: PRELIMINARY AIR QUALITY ASSESSMENT 
49 SOUTH SERVICE ROAD 

RWDI #2205797 
October 13, 2022 

rwdi.com Page 7 
 

5 CONCLUSIONS 

Residential use on the subject property is compatible with surrounding land use and the transportation corridors. 

The following mitigation measures are proposed for consideration as they can help reduce proposed sensitive 

receptors’ exposure to transportation air pollution generated along the Queen Elizabeth Way, Hurontario Street, 

and South Service Road: 

• Where possible, the provision of mechanical building ventilation with air particle filtration rather than 

passive building ventilation alone; 

• Location of centralized ventilation air intakes as far away from the QEW as is feasible;  

• Optimizing timing and quantity of ventilation make-up air; and, 

• Where appropriate, provide awareness of the potential for Traffic Related Air Pollution (TRAP) at peak 

times of day in order to help manage the timing of activities at the ground level outdoor amenity area 

and walk out terraces to potentially limit exposure to TRAP. 

6 CLOSING 

We trust this satisfies your current requirements. Should you have any questions or require additional 

information, please do not hesitate to contact us. 

7 STATEMENT OF LIMITATION 

This report titled 49 South Service Road Preliminary Air Quality Assessment was prepared by Rowan Williams 

Davies & Irwin Inc. (RWDI) for Edenshaw SSR Development Limited (Client). The findings and conclusions 

presented in this report have been prepared for the Client and are specific to the project described herein 

(Project). The conclusions and recommendations contained in this report are based on the information available 

to RWDI when this report was prepared. Because the contents of this report may not reflect the final design of 

the Project or subsequent changes made after the date of this report, RWDI recommends that it be retained by 

Client during the final stages of the project to verify that the results and recommendations provided in this report 

have been correctly interpreted in the final design of the Project.   

The conclusions and recommendations contained in this report have also been made for the specific purpose(s) 

set out herein. Should the Client or any other third party utilize the report and/or implement the conclusions and 

recommendations contained therein for any other purpose or project without the involvement of RWDI, the 

Client or such third party assumes any and all risk of any and all consequences arising from such use and RWDI 

accepts no responsibility for any liability, loss, or damage of any kind suffered by Client or any other third party 

arising therefrom.  

Finally, it is imperative that the Client and/or any party relying on the conclusions and recommendations in this 

report carefully review the stated assumptions contained herein and to understand the different factors which 

may impact the conclusions and recommendations provided. 
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