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4. STATIONARY NOISE IMPACTS 

4.1 Existing and Future Buildings Onto 5201 Dufferin Street 

Gradient Wind investigated the potential stationary noise impacts from nearby industrial/commercial 

properties surrounding the study site. As previously mentioned, the site is surrounded by a mix of 

residential, commercial and industrial buildings to the north and west. To the east and southeast of the 

site is Sanofi Pasteur and the University of Toronto Research facility, respectively. 

The commercial property located at 1881 Steeles Avenue West (Dufferin Corners) to the north was 

considered to be the property with the largest number of exposed mechanical equipment nearest to the 

subject site. Based on satellite imagery, the building is serviced by standard HVAC equipment for the 

building type. As the mechanical equipment is expected to have a low tonnage rating and is positioned on 

a roof deck approximately 20 meters from the nearest subject site property line, stationary noise impacts 

from this property are expected to be negligible. In addition, noise levels from existing stationary noise 

equipment are expected to fall below ambient noise levels produced from Dufferin Street and Steeles 

Avenue West, which are the dominant sources of noise in the area. The proposed development will likely 

require upgraded building components to address roadway noise, as discussed in Section 5, which will 

assist in mitigating noise within noise sensitive areas. Furthermore, Gradient Wind has been advised that 

the property is in the process of being rezoned to accommodate a mixed-use development, new public 

road, and parkland. Should this be approved, the existing sources will be removed. 

4.2 5201 Dufferin Street onto Existing and Future Buildings 

Stationary noise impacts of the subject site onto the surroundings will be determined at a future stage to 

ensure noise levels at nearby areas meet the NPC-300 criteria. Similarly, off-site noise impacts are not 

expected to be a concern as the mechanical equipment is expected to be located in an enclosed 

mechanical level/penthouse. This would limit direct line of sight with nearby existing high-rise and mid-

rise noise-sensitive properties. Where necessary, noise impacts can generally be minimized by judicious 

selection and placement of the proposed equipment. 
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5. TRANSPORTATION AIR QUALITY AND NOISE IMPACTS 

5.1 Noise 

The primary sources of transportation noise impacting the site include Dufferin Street and Steeles Avenue 

West. The subject property is considered compatible with existing transportation noise sources with the 

inclusion of noise mitigation measures, such as upgraded building components, ventilation requirements, 

and Warning Clauses. Noise from these sources should be addressed in a separate transportation noise 

assessment to determine the appropriate noise mitigation measures needed once a concept plan has 

been created. 

5.2 Air Quality 

Similarly, the dominant sources of transportation emissions include Dufferin Street and Steeles Avenue 

West. This is based on their distance relative to the subject site as well as their roadway classifications. 

Roadways are not considered within the MECP D-Series guidelines, however the City of Toronto has created 

a report detailing the impacts of roadway traffic pollution onto sensitive buildings and ways to mitigate such 

impacts. This report is titled “Avoiding the TRAP: Traffic-Related Air Pollution in Toronto and Options for 

Reducing Exposure”. Based on the findings of the report, emission impacts due to Dufferin Street is to 

have a greater influence compared to emission impacts due to Steeles Avenue West. This is primarily due 

to the separation distance; closer transportation sources typically have greater emission impacts mostly 

at the lower floors. 

The following is a list of a few suggested mitigation strategies presented in the TRAP report to address air 

pollution impacts from transportation sources: 

• Implementing barriers between sources and sensitive areas (i.e., physical or vegetation). 

• Consideration for the location and orientation of individual buildings and outdoor amenity areas 

(i.e., position sensitive areas as far as possible from roadways and buffered by transitional uses). 

• Mechanical building ventilation with Minimum Efficiency Reporting Value (MERV) 8 certification 

particulate filters. 

• Where possible, only opening windows on the side of buildings that face away from TRAP sources. 
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• Locating ventilation intakes away from transportation sources (i.e., the highest point of the 

building). 

It should be noted that only opening windows on the side of buildings that face away from TRAP sources 

may not be feasible from a design and administrative perspective. Therefore, it is important to include 

appropriate ventilation systems in the sensitive spaces such as centralized air conditioning, or similar 

equipment, to allow residents to keep windows closed and achieve a comfortable indoor environment. 

With that notion, the subject property is considered to be compatible with existing TRAP sources with the 

inclusion of select air quality mitigation measures described above. As these are suggested mitigation 

strategies, it is advised that a detailed assessment be completed at a future stage to determine the 

appropriate air quality mitigation specific to the development. 

6. IMPACTS ON EMPLOYMENT LANDS 

In recent years, the neighbourhood of the proposed study site has not experienced much change from a 

development perspective. According to the Toronto Official Plan Land Use Plan map7, the land use 

designation of the subject site comprises Core Employment Areas, whereas the surrounding areas comprise 

Core Employment Areas, Mixed Use Areas, General Employment Areas, and Natural Areas. Residential zones 

lands are primarily towards the east of Sanofi Pasteur. 

The City of Toronto’s Official Plan Policy 2.2.4(17)8 and Official Plan Amendment No. 2319 emphasize the 

importance of preserving employment lands as much as reasonably possible within the city. Employment 

Areas provide locations for diverse employment opportunities, keep the production of goods and shipping 

near populated areas, help maintain and grow the City’s economy, and help achieve a balance in the growth 

of population and employment10. 

7 City of Toronto. Official Plan Maps: Land Use – Map 16. City of Toronto. October 2022. 
8 City of Toronto. Official Plan and Guidelines: Chapter 2 – Shaping the City. City of Toronto. October 2022. 
9 City of Toronto. Planning and Development: Zoning Conformity for Official Plan Employment Areas. City of 
Toronto. October 2022. 
10 City of Toronto. Planning and Development: Zoning Conformity for Official Plan Employment Areas. City of 

Bousfields Inc. 
5201 DUFFERIN STREET, TORONTO: AIR QUALITY AND LAND USE COMPATIBILITY ASSESSMENT 

16 

Toronto. October 2022. 



 

   
     

 

   

 

  

     

     

    

    

  

 

  

  

    

   

 

       

    

   

    

    

    

     

       

  

   

   

 

A review of development applications within a 500 m radius of the subject site revealed several requests 

mixed-use developments located at 1881 Steeles Avenue West and 1875 Steeles Avenue West. As previously 

mentioned, Gradient Wind concluded that 1875 Steeles Avenue West is expected to be compatible with 

the existing stationary noise sources and air emissions from the Sanofi Pasteur facility with the inclusion 

of appropriate mitigation measures. As the subject site is slightly further away from Sanofi Pasteur 

compared to 1875 Steeles Avenue West, similar results and mitigation measures are expected. 

With that notion, should the proposed development at 5201 Dufferin Street be granted approval for 

sensitive use, it is not expected to have any land compatibility issues or conflicts with the existing or future 

employment lands. 

7. RESULTS AND CONCLUSIONS 

In keeping with standard building construction and good engineering practice, as well as City of Toronto 

and MECP guidelines, the following comments and recommendations are to be incorporated into the 

design of the building to ensure indoor air quality and noise levels are maintained to acceptable standards 

for the proposed development: 

(i) Based on the findings of this report, Gradient Wind concludes that the residential sensitive 

land use is feasible. It is expected to be compatible with the existing stationary noise sources 

and air emissions from the Sanofi Pasteur facility. 

(ii) The development meets the minimum setback distance from select established industries 

operating with a valid ECA. 

(iii) Based on Gradient Wind’s experience on other projects in the area, air quality impacts from 

surrounding roadways are expected to be minor with gaseous concentrations of Nitrogen 

Dioxide (NO2), Carbon Monoxide (CO), and Particulate Matter (PM) remaining compliant with 

the MECP’s Ambient Air Quality Criteria (AAQC). With improvements to vehicle technology, 

concentrations are expected to reduce in the future. The development can also incorporate 

mitigation strategies to address emission impacts from TRAP sources, as outlined in Section 

5.2. 
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(iv) Subject to a noise study, the development can incorporate upgraded building components, 

ventilation requirements, and warning clauses to address noise from Steeles Avenue West and 

Dufferin Street. 

(v) In line with standard building practices, appropriate provisions include the design, 

installation, operation, and maintenance of air filtration at the fresh air intakes of the 

mechanical systems serving all habitable areas, including the addition of air conditioning. The 

areas that would not require filtered air would be parking garages and utility spaces. 

Minimum Efficiency Reporting Value (MERV) 8-10 certification filters should be used for this 

development in all occupied spaces. Details of the air filtration system will be designed by the 

mechanical engineers during the detailed design phase. 

(vi) Under reasonable future growth scenarios for roadway traffic volume, technological 

improvements and more stringent emission standards will likely result in lower emissions and 

improved air quality for the site over time. 

This concludes our land use compatibility study and report. If you have any questions or wish to discuss 

our findings, please advise us. In the interim, we thank you for the opportunity to be of service. 

Sincerely, 

Gradient Wind Engineering Inc. 

Giuseppe Garro, MASc. Joshua Foster, P.Eng. 
Environmental Scientist Lead Engineer 

Gradient Wind File 21-216 
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