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August 4, 2022 
 
Sent via email 
 
City of Mississauga 
Planning and Development Committee 
Council Chambers, Civic Centre, 2nd Floor 
300 City Centre Drive 
Mississauga, ON L5B 3C1 
 
Attention: Chair and Members of the Planning and Development Committee 
 
Dear Sirs and Mesdames: 
 
Re:  Item 5.4 – City-Wide Major Transit Station Area Study – Official Plan Amendment 

OPA 143 and OPA 144 
Written Submissions of the Ahmed Group 

We are counsel to Ahmed Group (1000 Dundas St. E.) Inc. and Ahmed Group (1024 Dundas St. E.) 
Inc. (together herein “Ahmed Group”), landowners of 1000 & 1024 Dundas Street East (the “Subject 
Property”).  Ahmed Group has plans to redevelop the Subject Property, envisioning a four-storey 
podium along with 16 and 20 storey mixed use towers with at-grade commercial uses and 543 
purpose-built rental apartment units (the “Redevelopment”).  
 
We write to reiterate our client’s objections to a number of policies and land use designations within 
OPA 143 and OPA 144 (the “Draft OPAs”) as they apply to the Subject Lands. The Draft OPAs are 
scheduled to be considered by the Planning and Development Committee (“PDC”) on August 8, 2022.  
We previously made written submissions to the PDC on May 6, 2022, May 27, 2022 and July 4, 2022. 
Copies of our earlier written submissions are attached to this letter as Appendix “A”. In addition, we 
made oral submissions to the PDC regarding the Draft OPAs on May 9, 2022, May 30, 2022 and July 
5, 2022. 
 
Comments Regarding Draft Official Plan Amendments 
 
Land Use Designations 
 
The Subject Property is currently designated as Mixed Use and is part of the Dixie Employment Area. 
Notwithstanding the Province’s decision to remove the Subject Property from the Provincially 
Significant Employment Zone (“PSEZ”) and the Region’s recent decision to not designate it as 
Employment Areas, the City’s draft planning instruments would maintain the employment designation 
for the property. 
 
We continue to object to the Subject Property being designated as Mixed Use in the draft OPAs and 
within an Employment Area. In our view, given that the Subject Property was removed from the 
Provincially Significant Employment Zone (“PSEZ”) and is not within an Employment Area in the 
recently adopted new Region of Peel Official Plan (“ROP”), the property should likewise be removed 
from the City’s Employment Areas mapping to conform with the provincial and Regional designations. 
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Height Limitations 
 
In our view, the height limitations for the Subject Property are unreasonably strict, given the property’s 
proximity to the higher-order protected major transit station to be located at the intersection of Dundas 
Street East and Tomken Road. In addition, the height limitation is inappropriate because it: (i) fails to 
conform with Mississauga Official Plan (“MOP”) policies which direct tall buildings to major transit 
station areas; is inconsistent with provincial policies regarding intensification in close proximity to 
higher-order transit and major transit station areas; and (iii) does not align with the Dundas Connects 
Master Plan (“DCMP”) which envisions Dundas Street East as a unique, highly urban destination as a 
result of transit-supportive intensification. 
 
Other Matters 
 
The Draft OPAs propose to delete policy 9.2.8 from the City’s Official Plan. This policy provides that 
the preferred location for tall buildings is in proximity to planned and existing major transit station areas 
(“MTSAs”). This policy provides important guidance that helps implement provincial policy in regard to 
intensification around MTSAs and should not be deleted. 
 
Policy 5.7.2.4 should be revised to clarify that the policy objectives identified are to be achieved across 
a protected major transit station area and that each development need not address each of the listed 
matters. 
 
Policy 5.7.8.2 provides for unimpeded pedestrian access for residents of new developments. It unclear 
what unimpeded pedestrian access means in this context. 
  
Conclusion   

Based on the foregoing, we respectfully request Council to direct staff to revise the draft OPAs as 
follows: 

1. Remove the Subject Property from the Employment Areas designation; 

2. Remove the height maximum from the Subject Property; 

3. Leave official plan policy 9.2.8 unaltered; 

4. Revise policy 5.7.2.4 as noted above; and 

5. Clarify policy 5.7.8.2 as noted above. 

We appreciate the opportunity to provide these comments and thank the Committee its consideration. 
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Yours very truly, 
Gowling WLG (Canada) LLP 
 
 
 
 
Peter Gross 
Partner 
PG/fs 
Encl. 
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Peter Gross
Direct +1 416 862 4459

peter.gross@gowlingwlg.com

May 6, 2022

Chairman & Members
Planning and Development Committee
City of Mississauga
300 City Centre Drive
Mississauga, ON
L5B 3C1

DRAFT OFFICIAL PLAN AMENDMENT FOR MAJOR TRANSIT STATION AREAS & AHMED
GROUP'S MIXED USE PROJECT FOR 1000 AND 1024 DUNDAS STREET EAST, CITY OF
MISSISSAUGA

We are counsel to Ahmed Developments Inc., a subsidiary of AhmedGroup of Companies Inc. (“Ahmed
Group”). While our client supports the introduction of residential use into the Dixie Employment Area,
as envisioned by the Dundas Connects Master Plan, our client is seeking changes to the draft Official
Plan Amendment for Major Transit Station Areas.

WZMH Architects Inc. have prepared building concept plans for Ahmed Group’s site at 1000 and 1024
Dundas Street East (the “Subject Property”) which envision a 4 storey, 16 storey and 20 storey mixed-
use building with at grade commercial uses, 462 purpose-built rental apartment units, a gross floor area
of 37,817 m2 (407,059 ft2) and a development density of FSI 4.66 (the “Proposal”).

Employment Land Conversion

Although at one time the Subject Property was within a Provincially Significant Employment Zone
(“PSEZ”), the Region of Peel (the “Region”) and the City of Mississauga (the “City”) both recommended
to the Ontario Ministry of Municipal Affairs that the Subject Property be removed from the PSEZ. The
Ahmed Group also requested that the provincial growth secretariat to remove the Subject Property from
the Provincially Significant Employment Zone. Therefore, the Province removed the Subject Property
from the PSEZ.

Section 2.2.5.6 of the Provincial May 2019 A Place to Grow Plan imposed an obligation on the Region
to designate lands within the Region as employment areas. On April 28, 2020 the Region adopted a
newOfficial Plan to fulfill this requirement. The Region’s newOfficial Plan does not designate the Subject
Property as employment areas.Appendix 3 in the Region’s October 7, 2021 Peel 2051 Land Needs
Assessment Report explicitly supported the conversion of the Subject Property to non-employment uses.

The 462 rental apartment units that the Ahmed Group is proposing for the Subject Property will assist
the Region in meeting its stated goal of ensuring an adequate supply of rental housing to meet local
needs. In this regard, the Proposal will assist the Region in fulfilling recently adopted Official Plan policies
5.9.3 and 5.9.11 that sets a minimum target of 25% of all new housing units having a rental tenure.

Proposal is Transit Supportive
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On June 11, 2018 the City of Mississauga Planning and Development Committee endorsed the Dundas
Connects Master Plan which recommended that:

“Lands that are currently designated mixed use along the (Dundas) corridor and near major
transit stations should also allow for residential, major office and institutional uses to support the
achievement of intensification targets.”

Ahmed Group’s Proposal implements this recommendation.

On March 4, 2022 the Federal Government, Provincial Government and the City of Mississauga
announced that they would collectively be contributing $675 million in funding to three transit projects
within the City of Mississauga. The design and construction of Dundas Bus Rapid transit line between
Cooksville and Etobicoke is one of these three projects. In addition, the environmental assessment
studies for the Dundas Bus Rapid transit line are also proceeding.

Section 1.1.1 e) of the Provincial Policy Statement promotes transit supportive development,
intensification, a cost-effective development pattern, optimization of transit investments and minimizing
land consumption. The proposed maximum 9 storey building height limit for the Subject Property within
the draft Official Plan Amendment precludes the optimization of the above described transit investment.
Ahmed Group’s proposed buildings are 16 and 20 storeys in height on a 4 storey podium with a
development density of 4.66 which optimizes this transit investment. Ahmed Group’s Proposal is transit
supportive, with a development density and built form that minimizes land consumption and represents
a cost-effective development pattern.

Section 2.2.4 of the A Place to Grow Plan seeks to maximize the number of potential transit riders within
walking distance of a station in a major transit station area on a priority transit corridor. The 462 rental
apartment units on the Subject Property could accommodate a large resident population. These future
residents would have convenient pedestrian access to the planned Tomken Road Bus Rapid Transit
Station located to northwest of the property. Thus this project would increase the number of potential
transit system users.

In addition, Section 2.2.4.9 d) of the A Place to Grow Plan prohibits land uses in abuilt form that would
adversely affect the achievement of transit supportive densities. The proposed maximum 9 story building
height limit for the Subject Lands within the draft Official Plan Amendment for Major Transit Station Areas
is not consistent with this provincial policy.

The Region’s new Official Plan Map E-5 Major Transit Station Area includes the Subject Property within
the Primary Major Transit Station Area for the planned Tomken Road Bus Rapid Transit Station.

The Proposal’s 462 rental apartment units within a compact urban form and the creation of a vibrant
public realm by including highest intensity transit supportive grade related commercial uses close to the
planned bus rapid transit station conforms with section 2.2.1.4.9.e) of the A Place to Grow Plan.

The maximum 9 storey building height limit proposed for the Subject Lands does not conform with
section 9.2.1.8 of the City of Mississauga Official Plan which states that “the preferred location of tall
buildings will be in proximity to existing and planned major transit station areas”. The 16 and 20 storey
building components of the Proposal represent tall buildings whereas a building which is 9 storeys in
height does not represent a tall building within a major transit station area.
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To partially implement the Dundas Connects Master Plan, the City adopted Official Plan Amendment
106 which increased the ultimate width of the Dundas Street East road allowance adjacent to the Subject
Property to 42 metres. Section 9.2.19 of the City’s Official Plan states that where the right-of-way width
exceeds 20 metres a greater building height may be required to achieve appropriate street enclosure in
relation to the right-of-way with. The Proposal would achieve better street enclosure and more effectively
implement this Official Plan policy than a building restricted to the maximum 9 storey building height
contained in the proposed Official Plan Amendment for Major Transit Station Areas.

Ahmed Group’s project will assist the City in realizing the Dundas Connects Master Plan vision for the
Dundas Street corridor which is that it become a destination which is:

“Urban and Bold. Urbanize, improve transit, intensify land use, and create transit-oriented
development. Give the corridor a strong identity, making it ‘the street’ of Mississauga”.

“…a safe, unique destination where people want to walk, bike, eat, shop, and be entertained.”

The mapping from the City of Mississauga 2019 Parks and Forestry Master Plan indicates that the
Subject Property is located within the service area of the following types of existing parks and recreation
facilities: natural grass fields (page 53), ball diamonds (page 55), outdoor pools (page 60), basketball
courts (page 62), play sites (page 73), leash free zones (page 76) and community centre with outdoor
artificial ice (page 78).

Since City staff has refused to host a DARC meeting to consider Ahmed Group’s Proposal, we
respectfully request the Planning and Development Committee to direct the City staff to consider the
documentation that Ahmed Group will be submitting in support of the changes they are requesting to
the draft Official Plan Amendment for Major Transit Station Areas.

Ahmed Group is clearly addressing Provincial and Regional housing requirements through their
proposed purpose-built rental apartment unit project. Building construction costs in the City are
constantly increasing. Therefore, delaying the processing of Ahmed Group project will increase the
construction cost for these new rental apartment units. If the City land use planning staff support the
delivery of lower cost rental apartment units within the City, the Proposal should not be delayed.

Yours truly,

Gowling WLG (Canada) LLP

Peter Gross

PG
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Peter Gross
Direct +1 416 862 4459

peter.gross@gowlingwlg.com

May 27, 2022

Chairman & Members
Planning and Development Committee
City of Mississauga
300 City Centre Drive
Mississauga, ON
L5B 3C1

Re: Dundas Corridor Policy Implementation Project - Draft Official Plan Amendment

We are counsel to Ahmed Group (1000 Dundas St. E.) Inc. and Ahmed Group (1024 Dundas St. E.)
Inc. (together herein “Ahmed Group”), landowners of 1000 & 1024 Dundas Street East (the “Subject
Property”). Ahmed Group has plans to redevelop the Subject Property, envisioning a four-storey
podium along with 16 and 20 storey mixed use towers with at-grade commercial uses and 462
purpose-built rental apartment units (the “Redevelopment”). The Subject Lands are presently
designated as Mixed Use and part of the Dixie Employment Area.

The Ahmed Group appeared before the Planning and Development Committee on May 9, 2022 and
made oral submissions in regard to the Major Transit Station Areas Official Plan Amendment (“MTSA
OPA”). At that time, we raised concerns with respect to height limitations proposed for the Subject
Property. As a result of our submissions, Staff were directed to meet with the Ahmed Group to discuss
the Redevelopment. Correspondence between the Ahmed Group planning consultant and staff
exchanged prior to the meeting is attached to this letter. Subsequent to this correspondence and our
discussion with City Staff on May 27, 2022, City Staff consented to host a Development Application
Review Committee (“DARC”) meeting. We wish to thank the Planning and Development Committee for
their assistance in arranging this upcoming DARC meeting for the Redevelopment.

Separately we have reviewed the Dundas Corridor Policy Implementation Project Draft Official Plan
Amendment (“DCP OPA”) in the context of the Redevelopment. In our view, Mixed Use Limited is a
more appropriate designation for the Subject Property and all lands along Dundas Street not within an
employment area detailed in the Regional Official Plan adopted April 28 th, 2022, because it will allow
residential uses on the said lands only if the City is satisfied through appropriate studies that
introduction of sensitive uses would be compatible with the existing employment uses in surrounding
area, such as Mother Parker’s. In this regard, we attach a Noise and Vibration Impact Study which
concludes that the Redevelopment would be compatible with the surrounding uses, including Mother
Parker’s, subject to appropriate mitigation. We request that staff be directed to amend the designation
of the Subject Property to Mixed Use Limited on the draft map “Protected Major Transit Station Area
Schedule 11-G”.

In addition, in order to be in conformity with the Region’s new Official Plan, the Subject Property
should be removed from the Dixie Employment Area. The Regional Official Plan does not designate
the Subject Property as being within an employment area. Therefore, the City’s Official Plan cannot
designate the same lands as employment area without creating non-conformity with the upper-tier’s
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official plan. To resolve the non-conformity, staff should be directed to remove the Subject Lands from
the Dixie Employment Area.

Thank you for considering our requests. We look forward to addressing the Committee at its upcoming
meeting on May 30, 2022.

Yours truly,

Gowling WLG (Canada) LLP

Peter Gross

PG
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From: Gross, Peter

To: Gross, Peter

Subject: City of Mississauga Official Plan Amendment & Zoning Bylaw Amendment For 1000 & 1024 Dundas Street East To Implement The Dundas Connects Master Plan

Date: May-27-22 3:24:55 PM

FYI

Peter Gross

Partner

T +1 416 862 4459

peter.gross@gowlingwlg.com

Certified Specialist Municipal Law: Land Use Planning and Development

Gowling WLG (Canada) LLP

Suite 1600, 1 First Canadian Place

100 King Street West

Toronto ON M5X 1G5

Canada

gowlingwlg.com

Gowling WLG | 1,400+ legal professionals | 19 offices worldwide

Selected for inclusion in Best Lawyers™ in Canada 2022

From: Hugh Lynch <Hugh.Lynch@mississauga.ca>

Date: Thu, May 19, 2022 at 4:39 PM
Subject: RE: City of Mississauga Official Plan Amendment & Zoning Bylaw Amendment For 1000 & 1024 Dundas Street East To Implement The Dundas Connects Master Plan

To: John Lohmus <JohnLohmus@outlook.com>

CC: Romas Juknevicius <Romas.Juknevicius@mississauga.ca>, Moe Ahmed <m@ahmed.group>, Bashar Al-Hussaini <Bashar.Al-Hussaini@mississauga.ca>, Jose Garreton

<jose@ahmed.group>, Luisa Galli <Luisa.Galli@mississauga.ca>, Marianne Cassin <Marianne.Cassin@mississauga.ca>

Hello John –

I wasn’t able to connect with you by phone today.

I was calling to reach out with respect to the discussion concerning these lands, and how they fit within how applications can be managed within the Regional MCR framework.

I trust that you are aware of Region of Peel OP policy 5.6.2.8, which permits conversion of employment lands only through a Municipal Comprehensive Review. In our view, and having

to take direction from the upper tier municipality, the City is currently not in a position to accept development applications where there is explicit direction from the upper tier that

prohibits these conversions on a site-by-site basis.

I am sure that you are aware that the Region has adopted a new Official Plan that alleviates this current policy, allowing for such conversions within their plan’s framework. However,

until such time that the Minister approves the regional plan, this regime is not in place and policy 5.6.2.8 remains in effect.

Although a DARC meeting has not been held for your clients’ land, which will still be required, I am writing to advise that an approved Regional Official Plan Amendment, in force and

effect, will be required as a complete application requirement for filing an Official Plan Amendment and/or Rezoning application with the City of Mississauga for residential uses on the

subject lands. Appreciating that the new Regional Plan provides relief from the Region’s current policy, this complete application requirement will be applicable until the Minister
approves the Regional OP; afterwards it will not, as this policy relief will have been achieved.

That said, we are prepared to continue the discussion with your team with respect to the development potential for these lands. I hope that you appreciate that we are managing a number

of landowner interests city-wide with respect to conversions. In this regard, I will be meeting with my management next Wednesday March 26th to determine if and how we can

accommodate DARC requests for development applications respecting these conversions in the City. Unfortunately, I am tied up most of the day on Thursday in an OLT matter, but if

your team is available on Friday, I’d be happy to arrange a meeting with our Policy staff, Development staff and yourselves to discuss these issues.

Sincerely,

Hugh Lynch
Manager, Development, South Area

T 905-615-3200 ext.3097

hugh.lynch@mississauga.ca

City of Mississauga | Planning and Building Department,

Development and Design Division

Please consider the environment before printing.
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Peter Gross
Direct +1 416 862 4459

peter.gross@gowlingwlg.com
File no. T996985

May 27, 2022

Mr. Hugh Lynch
City of Mississauga
Manager, Development, South Area
300 City Centre Drive
Mississauga, ON L5B 3C1

Sent via email: Hugh.Lynch@mississauga.ca

Dear Mr. Lynch,

Re: 1000 & 1024 Dundas Street East
Official Plan Amendment and Zoning Bylaw Amendment to
Implement The Dundas Connects Master Plan

We are counsel to Ahmed Group (1000 Dundas St. E.) Inc. and Ahmed Group (1024 Dundas
St. E.) Inc. (together herein “Ahmed Group”), landowners of 1000 & 1024 Dundas Street East
(the “Subject Property”). As you are aware, Ahmed Group has plans to redevelop the
Subject Property. The redevelopment plans envision a four-storey podium along with 16 and
20 storey mixed use towers with at-grade commercial uses and 462 purpose-built rental
apartment units (the “Redevelopment”).

In October 2021, our client submitted a formal application to the City to hold a Development
Application Review Committee (“DARC”) meeting to consider its Redevelopment. However,
by letter dated November 17, 2021, City Staff denied our client’s application for the DARC
meeting on the grounds that such a meeting would be premature, pending the outcome of the
Region’s Municipal Comprehensive Review (“MCR”) work with respect to Major Transit
Station Areas (“MTSA”).

The Region completed its MCR with respect to MTSAs when it had adopted its new Official
Plan on April 28, 2022.

Despite my client’s formal application for a DARC meeting to redevelop its Subject Property
some eight months earlier, City Staff scheduled a Statutory Public Meeting of the Planning
and Development Committee (the “Committee”) on May 9, 2022 regarding the City’s draft
Major Transit Station Areas Official Plan Amendment (“MTSA OPA”). At no time was Ahmed
Group given an opportunity to consult with Staff prior to the Public Meeting.

At the Public Meeting, on behalf of Ahmed Group we raised objections with respect to the
maximum height proposed for the Subject Property. In response to our submissions, the
Committee directed City Staff to meet informally with Ahmed Group to discuss the

APPENDIX "A"



Page 2

Redevelopment proposal. It was clear from the debate that the Committee intended the
informal meeting to be a meaningful opportunity to discuss the Redevelopment and for staff to
consider our concerns.

Waiting to hear from City Staff in relation to the informal meeting, Ahmed Group wrote to City
Staff on May 16, 2022, requesting that the informal meeting be scheduled and proposed five
dates on which the meeting could take place.

In your email response to the request dated May 19, 2022, you advised that on the basis of
Regional policy 5.6.2.8, conversion of employment lands could only occur through a MCR and
therefore, the City would not accept Ahmed Group’s planning applications to allow the
Redevelopment. Regional policy 5.6.2.8 might, under some circumstances, possibly be a
basis for Council to refuse to approve a conversion application brought outside of a MCR
process. However, there is no legislative or policy basis that allows City Staff to rely on policy
5.6.2.8 to refuse to merely accept an application by my client.

Further in your email of May 19, 2022, you also state that an approved Regional Official Plan
Amendment (“ROPA”) is also a requirement for a complete application. In our view, there is
no basis for imposing such a requirement. The complete application requirement in the
Planning Act applies to information or material that an applicant needs to provide Council with
in order to consider the application. In this case, the ROPA is not information that the
applicant can provide. Similarly, the Mississauga Official Plan speaks to reports and studies
that may be required for a complete application. It does not speak to planning instruments
approved by the Minister.

Finally, you have stated that a DARC meeting will be required prior to filing a complete
application and that the City is not in a position to convene a DARC meeting at the present
time. Section 22(3.1) of the Planning Act requires that an applicant be permitted to consult
with the City prior to making an application for an Official Plan Amendment. In our view, none
of the Planning Act, the Mississauga Official Plan or the City’s pre-consultation by-law allow
complete application requirements to be used as a basis for refusing to hold a DARC meeting.
Accordingly, the DARC meeting should be scheduled without any further delay.

We look forward to discussing these issues with you in greater detail at the meeting scheduled
for 10:00 am on May 27, 2022.

Sincerely,

Gowling WLG (Canada) LLP

Peter Gross
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NOISE AND VIBRATION IMPACT STUDY

1000 AND 1024 DUNDAS STREET EAST

RWDI #2200461

April 29, 2022

rwdi.com

VERSION HISTORY

Index Date Description Prepared by Reviewed by

1 December 10, 2021 Draft MPP SVG

2 April 29, 2022 Final SVG GER

STATEMENT OF LIMITATIONS

This report entitled 1000 - 1024 Dundas St E was prepared byby RWDI Air Inc. (RWDI) for Ahmed Group of Companies (Ahmed

Group).). 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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NOISE AND VIBRATION IMPACT STUDY

1000 AND 1024 DUNDAS STREET EAST

RWDI #2200461

April 29, 2022

rwdi.com

EXECUTIVE SUMMARY

RWDI was retained to prepare a Noise and Vibration Impact Study (NVIS) for the proposed mixed-use development

on twowo properties municipally known as 1000 - 1024 Dundas Street East, in the City of Mississauga, Ontario. The

proposed development will consist of a 16-storey and 20-storey mixed-use building, comprised of 12 and 16 storey

towers on top of a 4-storey podium containing retail uses, and residential apartment units. This assessment was

completed to support the Official Plan Amendment (OPA) and Zoning Bylaw Amendment submission as required by

the City of Mississauga.

This site is exposed to noise from road traffic on Dundas Street East and Tomken Road to the northwest, and

Constitution Boulevard and Stanfield Road to the northeast. The site is exposed to noise from rail traffic on the

Metrolinx GO Transit (Milton) commuter line and CP Rail on the CP Galt Subdivision rail corridor to the southeast.

A screening level assessment was completed for stationary sources in the vicinity of the proposed development. The

combined sound levels from stationary sources at a lawfully permitted existing Class II facility within the potential

influence zone, and unregulated rooftop sources on nearby commercial and residential properties, were found to

potentially exceed the applicable Class 1 sound level criteria.

The following noise control measures are recommended for the proposed development:

1.1. Installation of central air-conditioning so that all suites’ windows can remain closed.

2.2. The inclusion of noise warning clauses related to:

a.a. Transportation sound levels at the building façade and in the outdoor amenity areas,

b.b. Proximity to railway line,

c.c. Proximity to commercial/industrial land-use,

d.d. Class 4 Area Notification.

3.3. Obtain formal confirmation from the land use planning authority of Class 4 area classification, as per MECP

publication NPC-300.

4.4. Minimum sound isolation performance:

a.a. Suite bedroom window glazing with minimum sound isolation performance ofof STC-36,

5.5. Construction of perimeter noise barriers along the outdoor amenity areas.

There were no sources of vibration within 100meters of the property, thus no vibration analysis is required

At this stage in design the impact of the development on itself and its surroundings could not be quantitatively

assessed. However, the impact on both the building itself and its surroundings is expected to be feasible to meet

the applicable criteria. We recommend that the building design is evaluated prior during detailed design to ensure

that the acoustical design is adequately implemented to meet the applicable criteria.

Based on the results of this assessment, the proposed development is recommended for approvalal from the noise

and vibration impact aspect.

Transportation sound levels at the building façade and in the outdoor amenity areas,

Proximity to railway line,

Proximity to commercial/industrial land-use,

Class 4 Area Notification.

Obtain formal confirmation from the land use planning authority of Class 4 area classification, as per MECP

measures are recommended

-conditioning so that all suites’ windows can remain closed.

The inclusion of noise warning clauses related to:

Transportation sound levels at the building façade and in the outdoor amenity areas,

commercial/industrial land-use,

rooftop sources on nearby commercial and residential properties, were found to

sound level criteria.

measures are recommended for the proposed development:

-conditioning so that all suites’ windows can remain closed.

line and CP Rail on the CP Galt Subdivision rail corridor to the southeast.

A screening level assessment was completed for stationary sources in the vicinity of the proposed development.

combined sound levels from stationary sources at a lawfully permitted

rooftop sources on nearby commercial and residential properties, were found to

This site is exposed to noise from road traffic on Dundas Street East and Tomken Road to the northwest, and

Constitution Boulevard and Stanfield Road to the northeast. The site is exposed to noise from rail traffic on the

line and CP Rail on the CP Galt Subdivision rail corridor to the southeast.

A screening level assessment was completed for stationary sources in the vicinity of the proposed development.
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INTRODUCTION

RWDI was retained to prepare a Noise and Vibration Impact Study (NVIS) for the proposed mixed-use development

on twowo properties municipally known as 1000 - 1024 Dundas Street East, in the City of Mississauga, Ontario. The

proposed development will consist of a 16-storey and 20-storey mixed-use building, comprised of 12 and 16 storey

towers onon top of a 4-storey podium containing retail uses, and residential apartment units. This assessment was

completed to support the Official Plan Amendment (OPA) and Zoning Bylaw Amendment submission as required by

the City of Mississauga. The context site plan is shown in Figure 1.

This site is exposed to noise from road traffic on Dundas Street East and Tomken Road to the northwest, and

Constitution Boulevard and Stanfield Road to the northeast. The site is exposed to noise from rail traffic on the

Metrolinx GO Transit (Milton) commuter line and CP Rail on the CP Galt Subdivision rail corridor to the southeast.

There were no sources of vibration within 100 meters of the property, thus no vibration analysis is required

A screening level assessment of nearby stationary sources was conducted. Conservative assumptions for potential

noise emissions from Class I and Class II facilities within 70-meters from the development property line were

included in the stationary source assessment. One lawfully permitted Class III facility wasas identified within the 1000

meter potential zone of influence.

This assessment was based on design drawings dated August 23rd, 2021. Assessment of outdoor amenity spaces

was based on a February 4, 2022, conceptual landscape plan. Both are provided in Appendix D

APPLICABLE CRITERIA

Applicable criteria for transportation noise sources (road and rail) stationary noise sources and rail vibration are

adopted from the Ontario Ministry of the Environment, Conservation and Parks (MECP) NPC-300 Environmental

Noise Guideline (MOE, 2013), with a summary of the applicable criteria included with Appendix A

The proposed development site would be characterized as a “Class 1 Area”, which is defined according to NPCPC-300

as an area with an acoustical environment typical of a major population centre, where the background sound level

is dominated by the activities of people, usually road traffic, often referred to as "urban hum."

In the case where a stationary source has an Environmental Compliance Approval (ECA) oror anan Environmental

Activity and Sector Registry (EASR) permit with the MECP and would be put in a position where it is no longer in

compliance with the applicable sound level criteria due to the encroachment of the proposed new development,

source specific mitigation and/or formal classification of the proposed development lands as a “Class 4 Area” (refer

to C.4.4.2 “Class 4 Area” in NPC-300) would be required. In this case, coordination and agreements between the

stationary source owner, proposed new development owner, the land-use planning authority and potentially the

MECP would be needed. Furthermore, in this situation, the inclusion of a warning clause “Type F” in purchase and

lease agreements for all units would be required. This warning clause is presented in Appendix B

APPLICABLE CRITERIA

Applicable criteria for transportation noise

Ontario Ministry of the Environment, Conservation and Parks (MECP)

This assessment was based on design drawings dated August 23

22, conceptual landscape plan. Both are provided in

CRITERIA

A screening level assessment of nearby stationary sources was conducted. Conservative assumptions for potential

noise emissions from Class I and Class II facilities within 70-

One lawfully permitted Class III facility w

This assessment was based on design drawings dated August 23

22, conceptual landscape plan. Both are provided in

Metrolinx GO Transit (Milton) commuter line and CP Rail on the CP Galt Subdivision rail corridor to the southeast.

There were no sources of vibration within 100 meters of the property, thus no vibration analysis

A screening level assessment of nearby stationary sources was conducted. Conservative assumptions for potential

meters from the development property line were

One lawfully permitted Class III facility w

This site is exposed to noise from road traffic on Dundas Street East and Tomken Road to the northwest, and

Constitution Boulevard and Stanfield Road to the northeast. The site is exposed to noise from rail traffic on the

Metrolinx GO Transit (Milton) commuter line and CP Rail on the CP Galt Subdivision rail corridor to the southeast.

There were no sources of vibration within 100 meters of the property, thus no vibration analysis
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IMPACT OF THE ENVIRONMENT ON THE
PROPOSED DEVELOPMENT

3.1 Transportation Source Assessment

Road Traffic Volume Data

Turning Movement Counts (TMCs) at the intersections of Dundas Street East and Tomken Road, and Dundas Street

East and Constitution Boulevard/Stanfield Road provided detailed traffic volumes for the two peak time periods: AM

peak between 07:00 to 09:00 hours and PM peak between 16:00 to 18:00 hours. The TMCs were used to determine

the traffic volume and types of vehicles on each link during the AM and PM peaks interval which were assumed to

be 9% and 10% of the Annual Average Daily Traffic (AADT), respectively. The maximum AADTs obtained from the

approximation of each of these periods was used for the AADT for the respective roadway.

The traffic volumes for each of the respective roadways were increased at a rate determined by the City of

Mississauga Transportation and Works Department, in correspondence included in Appendix E, to represent the

predicted 1010-year horizon volumes from existing levels to 2031 Projected growth rates are compounded for two

periods, from existing to 2026 and then to 203232 to consider future volumes with the redevelopment of Dundas

Street East. Modeled placement of the proposed development façade facing Dundas Street East is 11-meters from

the nearest eastbound vehicle travel lane. Alignment of Dundas Street East accounts for future widening of the

roadway to eight lanes to accommodate two additional center lanes for future Bus Rapid Transit, as shown in

drawings in Appendix D

A summary of the traffic data used is included in Table 1 below with more detailed information included in

Appendix E.

Table 1: Road Traffic Volumes

Roadway Segment
2032 Future Traffic

(AADT)
% Day/Night

Speed Limit

(km/hr)
% Trucks

Dundas Street

East

East of Stanfield/Constitution 14466

90% /10% 60

7

Between Stanfield/Constitution

and Tomken
15490 5

West of Tomken 14673 5

Tomken Road North of Dundas 7194 9090% /10% 60 4

Constitution

Blvd
North of Dundas 2590 90% / 10% 40 4

Stanfield Road South of Dundas 4707 90% / 10% 50 8

roadway to eight lanes to accommodate two additional

.

A summary of the traffic data used is included in

Volumes

rom existing to 2026 and then to 2032

Street East. Modeled placement of the proposed development

the nearest eastbound vehicle travel lane. Alignment of Dundas Street East accounts for future widening of the

roadway to eight lanes to accommodate two additional

for each of the respective roadways were increased at a rate determined by the City of

Mississauga Transportation and Works Department, in correspondence included in

from existing levels to 2031. Projected growth rates are compounded for two

to consider future volumes with the redevelopment of Dundas

Street East. Modeled placement of the proposed development

the nearest eastbound vehicle travel lane. Alignment of Dundas Street East accounts for future widening of the

the traffic volume and types of vehicles on each link during the AM and PM peaks interval which were assumed to

, respectively

used for the AADT for the respective roadway.

for each of the respective roadways were increased at a rate determined by the City of

Mississauga Transportation and Works Department, in correspondence included in

Dundas Street East

provided detailed traffic volumes

16:00 to 18:00 hours

the traffic volume and types of vehicles on each link during the AM and PM peaks interval which were assumed to

maximum
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Rail Traffic Volume Data

Metrolinx GO Transit commuter trains and CP Rail freight trains travel along the CP Galt Subdivision rail corridor,

approximately 175 meters south of the proposed development site. Future Metrolinx GO Transit Milton (GO Milton)

commuter line rail volume data was obtained from Metrolinx. Freight rail volumes are not provided by the rail

authorities (CN and CP). As such, typical volumes based on rail line type (e.g. principal main line, secondary line)

have been assumed as a basis for the analysis.

The data used for the analysis is summarized in Table 2, with details of the data used included in Appendix D.

Table 2: Rail Volumes and Configuration

Train Type Daytime Nighttime
Type of

Locomotive

No of

Locomotives
No of Cars Speed (km/h)

GO Milton 38 6 Diesel 1 12 113

CP Freight 1616 8 Diesel 4 100 100

Representative Receptors

The selection of receptors affected by transportation noise sources was based on the drawings reviewed for this

assessment. Using the “building evaluation” feature of Cadna/A, each façade of the residential buildings wasas

assessed.

Outdoor Living Areas (OLAs) would include outdoor areas intended and designed for the quiet enjoyment of the

outdoor environment and which are readily accessible from the building. OLAs may include any common outdoor

amenity spaces associated with a multi-unit residential development (e.g. courtyards, roof-top terraces), and/or

private backyards and terraces with a minimum depth of 4m provided they are the only outdoor living area for the

occupant. Daytime sound levels were assessed at the following identified OLAs:

• OLA_0101: Level 4 Rooftop Outdoor Amenity / Green Roof (rear)

• OLA_02: Level 4 Rooftop Outdoor Amenity / Green Roof (front, facing Dundas Street East)

The OLAs are based on a conceptual landscape plan and indicated in Figure 2.

Transportation Source Assessment - Analysis and Results

Sound levels due to the adjacent transportation (road and rail) sources were predicted using the RLS-9-90 standard

(RLS,1990) and FTA method (FTA, 2018) as implemented in the Cadna/A software package. A comparison using

MECP’s Ontario Road Noise Analysis Method for Environment and Transportation (ORNAMENT), as implemented in

STAMSON version 5.04, was conducted for the worst-case building façade along Dundas Street East.

To assess the impact of transportation noise on suites, the maximum sound level on each façade was determined

with the results summarized in Table 3.

Outdoor Living Areas (OLAs) would include outdoor areas intended and designed for the quiet enjoyment of the

outdoor environment and which are read

amenity spaces associated with a multi-unit residential development (e.g. courtyards, roof-

private backyards and terraces with a minimum depth of 4m provided they a

Daytime sound levels were assessed at the following identified

affected by transportation noise sources was

Using the “building evaluation” feature of Cadna/A, each façade of the residential buildings w

Outdoor Living Areas (OLAs) would include outdoor areas intended and designed for the quiet enjoyment of the

affected by transportation noise sources was

Using the “building evaluation” feature of Cadna/A, each façade of the residential buildings w

Locomotive

Diesel

Diesel

No of

Locomotives
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Table 3: Predicted Ground Transportation Source Sound Levels – Plane of Window

Building Section

Road Rail Road + Rail

Notes
Day

LEQEQ, 16hr

Night

LEQEQ, 8hr

Day

LEQEQ, 16hr

Night

LEQEQ, 8hr

Day

LEQEQ, 16hr

Night

LEQEQ, 8hr

2-2-Storey Lower Podium

(Ground & 1stst Floor)
67 61 56 56 67 61 1

2-2-Storey Upper Podium

(2(2ndnd & 3rd Floor)
67 61 59 59 67 61 1

16 Storey Tower 65 58 62 62 65 62 1

20 Storey Tower 6060 5353 6464 6464 64 6464 1

Notes:

1.1. The acoustical performance of building components must be specified to meet the indoor sound level criteria.

Installation of air conditioning to allow for windows and doors to remain closed, warning clause “Type D”. Refer to

Appendix C for guidance regarding air conditioning as a noise mitigation measure.

The results of the STAMSON model are provided in Appendix E, and are comparable to the results in Table 3.

Given the location and nature of the development, it is likely that air-conditioning will be installed in all units.

Therefore, warning clause “Type D” is recommended for the entire development.

To assess the impact of transportation noise on the qualifying OLAs fofor the development, predicted sound level

results are summarized in Table 4.

Table 4:4: Transportation Sound Levels inin Outdoor Living Areas (OLAs)

Receptor Description Daytime LEQ, 16hr Notes

OLA_01 Level 4 Rooftop Outdoor Amenity / Green Roof (rear) 61 dBA 1

OLA_02 Level 4 Rooftop Outdoor Amenity / Green Roof (front) 60 dBA 2

Notes:

1.1. Noise mitigation is recommended to meet the 55 dBA OLA sound level criterion. If noise controls are not feasible

to meet the 55 dBA criterion for technical, economic or administrative reasons, an exceedance of 5 dB may be

acceptable (to a maximum sound level of 60 dBA). In this case, a warning clause “Type B” is recommended.

2.2. For OLA sound levels >55 dBA and 60 dBA, noise controls may be applied to meet the 55 dBA criterion. If noise

control measures are not provided, a warning clause “Type A” is recommended.

To assess the impact of transportation noise on the qualifying

results are summarized in Table 4

Transportation Sound Levels

Given the location and nature of the development, it is likely that air-conditioning will be installed in all units.

Therefore, warning clause “Type D” is recommended for the entire development.

To assess the impact of transportation noise on the qualifying

The results of the STAMSON model are provided in Appendix E, and are comparable to the results in

Given the location and nature of the development, it is likely that air-conditioning will be installed in all units.

Therefore, warning clause “Type D” is recommended for the entire development.

The acoustical performance of building components must be specified

windows and doors

conditioning as a noise mitigation measure.

, and are comparable to the results in

62

6464

to meet the indoor sound level
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3.2 Stationary Source Assessment

Stationary sources could be grouped into two categories: those sources at facilities that have a permit with the

MECP through an ECA or an EASR; and those that are exempt from ECA or EASR permit requirements.

In the case where a stationary source has an ECA or EASR permit with the MECP, and would be put in a position

where it is no longer in compliance with the applicable sound level criteria due to the encroachment of the

proposed new development, source specific mitigation and/or formal classification of the proposed development

lands as a “Class 4 Area” (refer to C.4.4.2 “Class 4 Area” in NPC-300) would be required. In this case, coordination

and agreements between the stationary source owner, proposed new development owner, the land-use planning

authority and potentially the MECP would be needed.

In the case where a stationary source is exempt from ECA or EASR permit requirements with the MECP, the noise

provisions of the applicable Municipal Code and guidance from NPC-300 would be applicable. In this case,

mitigation of sound levels due to stationary sources would be from a due diligence perspective to avoid nuisance

complaints from future occupants of the proposed new development. Mitigation could be in the form of mitigation

at the source (with agreement from the stationary source owner) and/or mitigation at the receptor through site and

building element design (building orientation, acoustical barriers, façade sound insulation design).

Land-Use Compatibility Review (D-6 Guideline Assessment)

The MECP Guideline D-6 (MOE, 1995) was used as a tool to classify the identified industries and asses their potential

influence on the proposed development. The classifications and setback guidelines are summarized in

Appendix A.

Three identified facilities have potential areas of influence that extend onto the subject lands. Onene site considered to

be commercial rather than industrial isis discussed, as itit shares a property line with the subject lands. The facilities are

summarized in Table 3.

Table 5: Facilities Potentially Influencing the Proposed Development

Industry

Class
Industry

Potential

Influence

Area

Actual Separation

Distance

N/A
Closeout King – Retail Outlet

-
1515 m (inclusive of a

buffer)

IIII
Mother Parker’s Tea and Coffee Inc. (2530 Stanfield Rd) –

Food and Beverage Manufacturing
300 m 125 m

IIII
Mother Parker’s Tea and Coffee Inc. (2470 Stanfield Rd) –

Food and Beverage Manufacturing
300 m 178 m

III Tonolli Canada Ltd. – Secondary Lead Smelting Facility 1000 m 74444 m

influence on the proposed development. The classifications and setback guidelines are summarized in

identified facilities have potential areas of influence that extend onto the subject lands.

be commercial rather than industrial isis discussed

Compatibility Review (D

(MOE, 1995) was used as a tool to classify the identified industries and asses their potential

influence on the proposed development. The classifications and setback guidelines are summarized in

at the source (with agreement from the stationary source owner) and/or mitigation at the receptor through site and

building element design (building orientation, acoustical barriers, façade sound insulation design).

Review (D

was used as a tool to classify the identified industries and asses their potential

In the case where a stationary source is exempt from ECA or EASR permit requirements with the MECP, the noise

provisions of the applicable Municipal Code and guidance from NPC-300 would be applicable. In this case,

mitigation of sound levels due to stationary sources would be from a due diligence perspective to avoid nuisance

complaints from future occupants of the proposed new development. Mitigation could be in the form of mitigation

at the source (with agreement from the stationary source owner) and/or mitigation at the receptor through site and

building element design (building orientation, acoustical barriers, façade sound insulation design).

and agreements between the stationary source owner, proposed new development owner, the land

In the case where a stationary source is exempt from ECA or EASR permit requirements with the MECP, the noise

provisions of the applicable Municipal Code and guidance from NPC-300 would be applicable. In this case,
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The Class II facility, Mother Parkers Tea and Coffee Inc. (ECA #9340 AHXLJM, Appendix F has the potential to influence 

the proposed development. The proposed development encroaches on the facility, in that it introduces a closer noise 

sensitive receptor to the facility than the current nearest receptor, potentially resulting in Mother Parkers no longer 

complying with the applicable sound level criteria, triggering the Class 4 condition described in Section 3.2. Tonolli 

Canada is not included in this assessment as there are closer noise sensitive receptors to that facility to which it 

would need to meet the applicable limits. 

Stationary Source Modeling

Noise from stationary sources is assessed to ensure the proposed development would not affect any 

environmental noise permits (ECAs or EASRs) of surrounding industrial or commercial properties and to ensure an 

adequate sound environment would be present for the future residents of the proposed development. Facilities 

such as residential towers are typically exempt from environmental noise permits but may have sources of noise 

such as mechanical equipment. Sound levels from these residential towers are assessed to ensure a comfortable 

sound environment. Sound from facilities, such as industrial facilities, that could require an environmental noise 

permit are assessed strictly against MECP sound level limits to ensure that the proposed residential use is 

compatible with the existing industrial and commercial uses. 

RWDI conducted a screening level land-use compatibility assessment based on the guidance of the MECP D-6 

Guideline (MOE, 1995a). Stationary sources of noise surrounding the proposed development were identified using 

publicly available aerial and street-level imagery and MECP’s Access Environment database.

Based on the potential noise impact from the Mother Parkers facility supplementary noise modeling has been 

coconducted to estimate the maximum sound source contribution resulting in compliance with the nighttime levels at 

the current nearest sensitive receptor to that facility. Establishing those levels in the model allows for an estimation 

of the most impactful operating condition from Mother Parkers on the proposed development to further inform the 

stationary source assessment. 

Using the “building evaluation” feature of Cadna/A, each façade of the residential buildings was assessed to 

determine the worst case receptor location.

Stationary sources of noise surrounding the proposed development were identified using publicly available aerial 

imagery and street level imagery Rooftop stationary sources identified include single and multi-fan heating and 

ventilation air-conditioning units. Truck travel routes are included where truck loading bay areas are identified. 

Proxy sound level for the rooftop stationary sources and other stationary sources included are presented in 

Table 6. 

nducted to estimate the maximum sound source contribution resulting in compliance with the nighttime levels at 

the current nearest sensitive receptor to that facility. Establishing those levels in the model allows for an estimation 

of the most impactful opof the most impactful operating condition from Mother Parkers on the proposed development to 

stationary source assessment. stationary source assessment. 

Stationary sources of noise sur

level imagery

Based on the potential noise impact from the Mother Parkers 

nducted to estimate the maximum sound source contribution resulting in compliance with the nighttime levels at nducted to estimate the maximum sound source contribution resulting in compliance with the nighttime levels at 

the current nearest sensitive receptor to that facility. Establishing those levels in the model allows for an estimation 

permit are assessed strictly against MECP sound level limits to ensure that the proposed residential use is 

compatible with the existing industrial and commercial uses. 

RWDI conducted a screening level land-use compatibility assessment based on the guidance of the 

noise surrounding the proposed development were identified 

MECP’s

te sound environment would be present for the future residents of the proposed development. Facilities te sound environment would be present for the future residents of the proposed development. Facilities 

such as residential towers are typically exempt from environmental noise permits but may have sources of noise 

from these residential towers are assessed to ensure a comfortable 

sound environment. Sound from facilities, such as industrial facilities, that could require an environmental noise 

permit are assessed strictly against MECP sound level limits to ensure that the proposed residential use is permit are assessed strictly against MECP sound level limits to ensure that the proposed residential use is 

Noise from stationary sources is assessed to ensure the proposed development would not affect any 

s) of surrounding industrial or commercial properties and to ensure an s) of surrounding industrial or commercial properties and to ensure an 

te sound environment would be present for the future residents of the proposed development. Facilities 

such as residential towers are typically exempt from environmental noise permits but may have sources of noise such as residential towers are typically exempt from environmental noise permits but may have sources of noise 

from these residential towers are assessed to ensure a comfortable 
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Table 6: Stationary Source Sound Power Level Assumptions

Mother Parker’s 

Mechanical Equipment
Proxy Data 103.5 Continuous  Continuous 

The assumed sound power level values and duty-cycles for the stationary sources are based on reasonable 

assumptions for the source type. Continuous operation of the HVAC units and moving trucks at area facilities 

represent the worst-case hour for the daytime and nighttime periods. Continuous operation of the mechanical 

equipment at Mother Parker’s Tea and Coffee Inc. is represented by a single continuous sound level and combined 

with the moving average transport truck,  results in predicted compliance with thatat facility’s most-impacted receptor

nighttime limit. 

Stationary source noise modelling was carried out using the Cadna/A software package, a commercially available 

implementation of the ISO 9613 (ISO, 1994 and ISO, 1996) algorithms. The predicted sound levels are assessed 

against both the Class 1 and Class 4 Area limits (refer to Appendix A . 

The predicted sound levels during the worst-case 1-hour from existing stationary sources are presented in Table 7. 

Included in the noise model is the 2m noise barrier as shown in the drawings.  

Stationary source noise modelling was carried out using the Cadna/A software package

implementation of the ISO 9613 (ISO, 1994 and ISO, 1996) algorithms. The predicted sound levels are assessed 

assumptions for the source type. Continuous operation of the HVAC units and 

-case hour for the daytime and nighttime periods. Continuous operation of the 

Mother Parker’s Tea and Coffee Inc. is represented by a single

with the moving average transport truck,  results in predicted 

cycles for the stationary sources are based on reasonable 

assumptions for the source type. Continuous operation of the HVAC units and assumptions for the source type. Continuous operation of the HVAC units and 

-case hour for the daytime and nighttime periods. Continuous operation of the 

is represented by a single

103.5

cycles for the stationary sources are based on reasonable 
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Table 7: Predicted Sound Levels at Worst-case Receptor Locations – Continuous Stationary Sources

All Sources at Worst- Permitted Sources at Permitted Sources at 
Sound Level Criteria

Nighttime 

2300 0700h [1]
---- 5757 dBA ---- 48 dBA ---- / 45 dBA ---- / 55 dBA

Meets Class 4 

Criteria for 

Permitted 

Sources

Note: [1] Outdoor areas are not assessed during the nighttime period.

As shown in Table 7, the daytime-evening and nighttime continuous sound levels at the sound levels at the façade 

due to existing stationary sources are predicted to exceed the applicable Class 1 sound level criteria, and meet the 

Class 4 criteria for permitted sources based on screening level noise modelling analysis. 

3.3 Recommendations

Based on the noise impact assessment results, the following recommendations were determined for the project.

Recommendations are provided for both transportation sources and stationary sources.

Transportation Sources 

The following recommendations are provided to address transportation sources. 

Due to the elevated transportation sound levels in the area, acoustical design of the façade components including 

spandrel, window glazing, and exterior doors, are recommended to be specified for the proposed development. 

To assess the development’s feasibility, preliminary window glazing, and exterior balcony door sound isolation 

requirements were determined. These were based on following assumptions: 

• Typical residential living room

o Glazing 60% of façade, Door: 20% of façade

o 5555% Façade to floor area Ratio

Recommendations

the noise impact assessment results

Recommendations are provided for both transportation sources and stationary sources.

evening and nighttime continuous sound levels at the sound levels at the façade 

due to existing stationary sources are predicted to 

Class 4 criteria for permitted sources based on screening level noise modelling analysis

1] Outdoor areas are not assessed during the nighttime period.

 and nighttime continuous sound levels at the sound levels at the façade 

exceed

48 dBA
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• Typical residential bedroom

o Glazing 80% of façade, Door: N/A

o 8181% Façade to floor area Ratio

• Acoustical character of rooms High absorption finishes/furniture for bedrooms and intermediate

absorption finishes/furniture for living rooms.

Based on the predicted plane of window sound levels and the assumptions listed above, recommendations for the

minimum sound insulation ratings for the building components were determined using the National Research

Council of Canada “BPN-5656 method” (NRCC, 1985). The reported results are in terms of Sound Transmission Class

(STC) ratings as summarized in Table 8.

Table 8: Recommended Facade Component Minimum Sound Insulation Rating

Portion of Development
Most Impacted

Façade
Window Glazing Exterior Door Façade Wall

2-2-Storey Lower Podium

(Ground & 1stst Floor)
North STC 34 OBC OBC

2-2-Storey Upper Podium

(2(2ndnd & 3rd Floor)
North STC 34 OBC OBC

16 Storey Tower North OBC OBC OBC

20 Storey Tower South STC 36 OBC OBC

Notes:

1.1. “OBC” denotes that the noise insulation design is not required to be specified. Building envelope assemblies

meeting the minimum Ontario Building Code (OBC) requirements will also exhibit sufficient noise reduction to meet

the interior sound level criteria.

2.2. Exterior walls to include a minimum brick veneer or masonry equivalent for the façade with exposure to the railway
line.

The maximum requirement for the window glazing was determined to be STC-36, and OBC for the exterior door,

which is considered feasible as this can be achieved by various double-glazed configurations of insulated glazing

units.

Applying the assumptions used as a basis to determine the glazing requirements, the applicable indoor

transportation source sound level criteria are predicted to be achieved.

We recommend that the façade construction is reviewed during detailed design to ensure that the indoor sound

level limits will be met, and that the window/door supplier is requested to provide STC laboratory test reports as

part of shop drawing submittal to confirm that the glazing/door components will meet the minimum STC

requirements.

“OBC” denotes that the noise insulation design is not required to be specified. Building envelope assemblies

meeting the minimum Ontario Building Code (OBC) requirements will

the interior sound level criteria.

Exterior walls to include a minimum

North

South

“OBC” denotes that the noise insulation design is not required to be specified. Building envelope assemblies

STC 34

Window Glazing

STC 34

. The reported results are in terms of Sound Transmission Class

Insulation Rating

Exterior Door
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Due to the transportation sound levels at the plane of the façade, central air conditioning is recommended for the 

proposed development to allow for windows and doors to remain closed as a noise mitigation measure. Further, 

prospective purchasers or tenants should be informed by a warning clause “Type D”.  

Due to exposure to transportation sources, the predicted sound levels in OLAs are predicted to be elevated. The 

combined (rail and road) daytime average sound levels for the OLA included in the assessment is in excess of 

6161 dBA. To reduce the transportation sound levels in OLAs to meet the applicable criteria, noise barriers are 

recommended.

The recommended geometry of the noise barriers designed to meet 55 dBA and 60 dBA are included with Figure 3. 

The barrier heights are summarized in Table 9. General guidance with respect to noise barrier design is included 

with Appendix C

Table 9: Barrier Height Recommendations for OLAs

Predicted OLA Predicted OLA 

Sound Level

Barrier Height (m) to Meet 

Sound Level Criterion

OLA_02 Level 4 Rooftop Outdoor Amenity / Green Roof (front) 60 dBA 1.2 m / 2.1 m3 N/A4

Notes:

1.1. Refer to Figure 3a for barrier geometry to meet 55 dBA.

2.2. Refer to Figure 3b for barrier geometry to meet 60 dBA. A warning clause “Type B” is recommended in cases where 

the OLA sound level is >55 dBA (to a maximum of 60 dBA).

3.3. Barrier sections have different heights as shown in Figure 3a. 

4.4. If noise control measures are not provided, a warning clause “Type A” is recommended.

Stationary Sources 

Based on the assumptions and analysis results presented herein, the proposed development would be acoustically 

feasible provided the following planning decisions and noise control measures are implemented: 

1.1. Obtain formal confirmation from the land-use planning authority that a Class 4 area classification will be 

designated for the site, as per MECP publication NPC-300.

2.2. Warning clause “Type F “related to Class 4 area designation. 

Level 4 Rooftop Outdoor Amenity / Green Roof (front)

Refer to Figure 3a for barrier geometry to meet 55 dBA.

Refer to Figure 3b for barrier geometry to meet 60 dBA. A warning clause “Type B” is recommended in cases where 

: Barrier Height Recommendations for OLAs

The recommended geometry of the noise barriers designed to meet 55 dBA and 60 dBA are included 

. General guidance with respect to noise barrier design is included 

ded in the assessment is in excess of 

 dBA. To reduce the transportation sound levels in OLAs to meet the applicable criteria, noise barriers are 

The recommended geometry of the noise barriers designed to meet 55 dBA and 60 dBA are included 

. General guidance with respect to noise barrier design is included 

APPENDIX "A"



NOISE AND VIBRATION IMPACT STUDY

1000 AND 1024 DUNDAS STREET EAST

RWDI #2200461

April 29, 2022

rwdi.com Page 1111

Due to the proximity of the proposed development to the commercial and industrial facilities, a warning clause

“Type E” is recommended to inform prospective occupants of the potential for audible noise from these facilities.

Warning Clauses

The following warning clauses are recommended for the proposed development:

1.1. NPC-300 Type A or B to address transportation sound levels in Outdoor Living Areas (OLAs)

2.2. NPC-300 Type D to address transportation sound levels at the plane of window

3.3. Proximity to Railway Line Warning Clause

4.4. NPC-300 Type E to address proximity to commercial/industrial facilities

5.5. NPC-300 Type F for Class 4 Area Notification

Warning clauses are recommended to be included on all development agreements, offers of purchase and

agreements of purchase and sale or lease. The wording of the recommended warning clauses is included with

Appendix B

IMPACT OF THE PROPOSED DEVELOPMENT ON
ITS SURROUNDINGS AND ON ITSELF

OnOn-site stationary sources for the development are expected to consist of HVAC related equipment in the roof-top

mechanical penthouse as well as various exhaust fans. Further, consideration should be given to control airborne

and structure-borne noise generated within the proposed development.

Within the development itself the main sources of noise that are likely to affect the uses of the building are the

mechanical systems. The potential noise impact of the commercial component of the development is

recommended to be reviewed during detailed design, to ensure the applicable criteria will be met.

Provided that best practices for the acoustical design of the building are followed, noise from building services

equipment associated with the development are expected to be feasible to meet the applicable sound level criteria

due to the nature (residential/mixed-use) of the proposed development.

mechanical penthouse as well as various exhaust fans. Further, consideration should be given to control airborne

borne noise generated within the proposed development.

Within the development itself the main sources of noise that are likely to affect the uses of the building are th

The potential noise impact of the commercial component of the development is

recommended to be reviewed during detailed design, to ensure the applicable criteria will be met.

URROUNDINGS AND ON ITSELF

-site stationary sources for the development are expected to consist of HVAC related equipment in the roof-

mechanical penthouse as well as various exhaust fans. Further, consideration should be given to control airborne

borne noise generated within the proposed development.

MPACT OF THE PROPOSED DEVELOPMENT ON
URROUNDINGS AND ON ITSELF

be included on all development agreements, offers of purchase and

The wording of the recommended warning clau

MPACT OF THE PROPOSED DEVELOPMENT ON

l/industrial facilities

be included on all development agreements, offers of purchase and
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CONCLUSIONS

RWDI was retained to prepare a Noise and Vibration Impact Study (NVIS) for the proposed mixed-use development

on twowo properties municipally known as 1000 and 1024 Dundas Street East, in the City of Mississauga, Ontario. The

proposed development will consist of a 16-storey and 20-storey mixed-use building, comprised of 12 and 16 storey

towers on top of a 4-storey podium containing retail uses, and residential apartment units. This assessment was

completed to support the Official Plan Amendment (OPA) and Zoning Bylaw Amendment submission as required by

the City of Mississauga.

This site is exposed to noise from road traffic on Dundas Street East and Tomken Road to the northwest, and

Constitution Boulevard and Stanfield Road to the northeast. The site is exposed to noise from rail traffic on the

Metrolinx GO Transit (Milton) commuter line and CP Rail on the CP Galt Subdivision rail corridor to the southeast.

A screening level assessment was completed for stationary sources in the vicinity of the proposed development. The

combined sound levels from stationary sources at a lawfully permitted existing Class II facility within the potential

influence zone, and unregulated rooftop sources on nearby commercial and residential properties, were found to

potentially exceed the applicable sound level criteria.

The following noise control measures are recommended for the proposed development:

1.1. Installation of central air-conditioning so that all suites’ windows can remained closed.

2.2. The inclusion of noise warning clauses related to:

a.a. Transportation sound levels at the building façade and in the outdoor amenity areas,

b.b. Proximity to railway line,

c.c. Proximity to commercial/industrial land-use,

d.d. Class 4 Area Notification.

3.3. Obtain formal confirmation from the land use planning authority of Class 4 area classification, as per MECP

publication NPC-300.

4.4. Minimum sound isolation performance:

a.a. Suite bedroom window glazing with minimum sound isolation performance ofof STC-36,

5.5. Construction of perimeter noise barriers along the outdoor amenity areas.

There were no sources of vibration within 100meters of the property, thus no vibration analysis is required

At this stage in design the impact of the development on itself and its surroundings could not be quantitatively

assessed. However, the impact on both the building itself and its surroundings is expected to be feasible to meet

the applicable criteria. We recommend that the building design is evaluated during detailed design to ensure that

the acoustical design is adequately implemented to meet the applicable criteria.

Based on the results of this assessment, the proposed development is recommended for approval from the noise

and vibration impact aspect.

Transportation sound levels at the building façade and in the outdoor amenity areas,

Proximity to railway line,

Proximity to commercial/industrial land-

Class 4 Area Notification.

Obtain formal confirmation from the land use planning authority of Class 4 area classification, as per MECP

measures are recommended

-conditioning so that all suites’ windows can remained closed.

The inclusion of noise warning clauses related to:

Transportation sound levels at the building façade and in the outdoor amenity areas,

Proximity to commercial/industrial land-

influence zone, and unregulated rooftop sources on nearby commercial and residential properties, were

potentially exceed the applicable sound level criteria.

measures are recommended for the proposed development:

-conditioning so that all suites’ windows can remained closed.

Metrolinx GO Transit (Milton) commuter line and CP Rail on the CP Galt Subdivision rail corridor to the southeast.

A screening level assessment was completed for stationary sources in the vicin

combined sound levels from stationary sources at a lawfully permitted

influence zone, and unregulated rooftop sources on nearby commercial and residential properties, were

This site is exposed to noise from road traffic on Dundas Street East and Tomken Road to the northwest, and

Constitution Boulevard and Stanfield Road to the northeast. The site is exposed to noise from rail traffic on the

Metrolinx GO Transit (Milton) commuter line and CP Rail on the CP Galt Subdivision rail corridor to the southeast.

ity of the proposed development.
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APPENDIX A: CRITERIA

A.1 Transportation Sources

Guidance from the Ontario Ministry of the Environment, Conservation and Parks (MECP) NPC-300 Environmental 

Noise Guideline was used to assess environmental noise generated by transportation-related sources. There are 

three aspects to consider, which include the following:

i.i. Transportation source sound levels in indoor living areas (living rooms and sleeping quarters), which 

determines building façade elements (windows, exterior walls, doors) sound insulation design 

recommendations.

ii. Transportation source sound levels at the plane of the window, which determines air-conditioning and 

ventilation system recommendations and associated warning clauses which inform the future occupants 

that windows and doors must be closed in order to meet the indoor sound level criteria.

iii. Transportation source sound levels in Outdoor Living Areas (OLAs), which determines OLA noise 

mitigation and related warning clause recommendations. 

A.1.1 Road and Rail

A.1.1.1 Indoor Sound Level Criteria

For assessing sound originating from transportation sources, NPC-300 defines sound level criteria as summarized 

in Table 1 for indoor areas of sensitive uses. The specified values are maximum sound levels and apply to the 

indicated indoor spaces with the windows and doors closed.

Table 1: Indoor Sound Level Criteria for Road and Rail Sources

Type of Space Source

Sound Level Criteria (Indoors)

Daytime Leq,16 hrhr

07:00h – 23:00h

Nighttime Leq,8 hrhr

23:00h – 07:00h

Living Quarters

Examples: Living, dining and den areas of residences, 

hospitals, nursing homes, schools and daycare centres

Road 45 dBA

Rail 40 dBA

Sleeping Quarters

Road 45 dBA 40 dBA

Rail 40 dBA 35 dBA

For assessing sound originating from transportation sources, NPC

for indoor areas of sensitive uses. 

indicated indoor spaces with the windows and doors closed.

Sound Level Criteria

or Sound Level Criteria

For assessing sound originating from transportation sources, NPC

ventilation system recommendations and associated warning clauses which inform the future occupants 

hat windows and doors must be closed in order to meet the indoor sound level criteria.

levels in Outdoor Living Areas (OLAs), which determines OLA noise 

mitigation and related warning clause recommendations. 

alls, doors) 

Transportation source sound levels at the plane of the window, which determines air

ventilation system recommendations and associated warning clauses which inform the future occupants 

hat windows and doors must be closed in order to meet the indoor sound level criteria.
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NPC-300 also provides guidelines for acceptable indoor sound levels that are extended to land uses and 

developments which are not normally considered noise sensitive. The guideline sound level criteria presented in 

Table 2 are provided to inform good-practice design objectives.

Table 2: Supplementary Indoor Sound Level Criteria for Road and Rail Sources

Type of Space Source

Sound Level Criteria (Indoors)

Daytime Leq,16 hrhr

07:00h – 23:00h

Nighttime Leq,8 hrhr

23:00h – 07:00h

General offices, reception areas, retail stores, etc.

Road 50 dBA -

Rail 45 dBA -

Theatres, places of worship, libraries, individual or semi

private offices, conference rooms, reading rooms, etc.

Road 45 dBA -

Rail 40 dBA -

Sleeping quarters of residences, hospitals, 

nursing/retirement homes, etc.

Road - 40 dBA

Rail - 35 dBA

Sleeping quarters of hotels/motels

Road - 45 dBA

Rail - 40 dBA

A.1.1.2 Outdoor Living Areas (OLAs)

Outdoor Living Areas (OLAs) would include outdoor areas intended and designed for the quiet enjoyment of the 

outdoor environment and which are readily accessible from the building. 

OLAs may include any common outdoor amenity spaces associated with a multi-unit residential development 

(e.g. courtyards, roof-top terraces), and/or private backyards and terraces with a minimum depth of 4m provided 

they are the only outdoor living area for the occupant. The sound level criteria for outdoor living areas is 

summarized in Table 3. 

Sleeping quarters of hotels/motels

Sleeping quarters of residences, hospitals, 

nursing/retirement homes, etc.

Sleeping quarters of hotels/motels

Sleeping quarters of residences, hospitals, 
Road

semi-
Road

Rail

Rail

45 dBA
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Table 3: Sound Level Criteria – Outdoor Living Area

Assessment Location

Sound Level Criteria (Outdoors)

Daytime Leq,16 hrhr

07:00h – 23:00h

Nighttime Leq,8 hrhr

23:00h – 07:00h

Outdoor Living Area (OLA)

(Combined Road and Rail)
5555 dBA -

A.1.1.3 Outdoor and Plane of Window Sound Levels 

In addition to the sound level criteria, noise control measures and requirements for ventilation and warning 

clauses requirements are recommended for residential land-uses based on predicted transportation source 

sound levels incident in the plane of window at bedrooms and living/dining rooms, and/or at outdoor living areas. 

These recommendations are summarized in Table 4 below.

Table 4: Ventilation, Building Component, and Warning Clauses Recommendations for Road/Rail Sources

AsAssessment 

Location

Transportation Sound Level

(Outdoors)
Recommendations

Daytime Leq,16 hrhr

07:00h – 23:00h

Nighttime Leq,8 hrhr

23:00h – 07:00h

Plane of Window 

(Road)

> 65 dBA > 60 dBA

Installation of air conditioning to allow windows 

to remained closed. 

The sound insulation performance of building 

components must be specified and designed to designed to 

meet the indoor sound level criteria



 65 dBA

> 55 dBA

 60 dBA

> 50 dBA

Applicable for low and medium density

development: Forced-air ventilation system to 

allow for the future installation of air



recommended. 

Applicable for high density development: Air 

conditioning to allow windows to remained 



recommended.

65 dBA

eq,16 hr

23:00h

Nighttime L

23:00h 

and Warning Clauses Re

Sound Level

(Outdoors)

Nighttime L

23:00h – 07:00h

uses 

incident in the plane of window at bedrooms and living/dining rooms

below.

and Warning Clauses Re

Outdoor and Plane of Window Sound Levels 

and requirements

uses based on predicted transportation 

incident in the plane of window at bedrooms and living/dining rooms
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AsAssessment 

Location

Transportation Sound Level

(Outdoors)
Recommendations

Daytime Leq,16 hrhr

07:00h – 23:00h

Nighttime Leq,8 hrhr

23:00h – 07:00h

Plane of Window 

(Rail 1, 2)

> 60 dBA > 55 dBA

The acoustical performance of building façade 

components should be specified such that the 

indoor sound level limits are predicted to be 

achieved. 



> 60 dBA (Leq, 24hr) and 

< 100m from tracks

Exterior walls consisting of a brick veneer or 

masonry equivalent for the first row of 

dwellings.



Outdoor Living 

Area

(Combined Road 

and Rail 3)

 60 dBA

> 55 dBA

If sound levels are predicted to exceed 55 dBA, 

but are less than 60 dBA, noise controls may be but are less than 60 dBA, noise controls may be 

applied to reduce the sound level to 55 dBA. 

If noise control measures are not provided, a 



> 60 dBA
-

Noise controls (barriers) should be 

implemented to meet the 55 dBA criterion.

If mitigation is not feasible to meet the 55 dBA 

criterion for technical, economic or 

administrative reasons, an exceedance of 5 dB 

may be acceptable (to a maximum sound level 

of 60 dBA). In this case 

recommended.

Notes:
1.1. Whistle noise is included (if applicable) in the determination of the sound level at the plane of window.

2.2. Some railway companies (e.g. CN, CP) may require that the exterior walls include a brick veneer or masonry equivalent for the façade facing 
ththe railway line, regardless of the sound level.

3.3. Whistle noise is not included in the determination of the sound level at the OLA.

A.1.1.4 Rail Layover Sites

NPC-300 provides a sound level limit for rail layover sites to be the higher of the background sound level or 55 

dBA Leqeq,1-hr, for any one-hour period.

> 60 dBA

> 55 dBA
-



If sound levels are predicted to exceed 55 dBA, 

but are less than 60 dBA, noise controls may be 



Exterior walls

masonry equivalent for the first row of 

dwellings.
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A.1.1.5 Rail Vibration Criteria

An assessment of rail vibration is generally recommended for developments within 75m of a rail corridor or rail 

yard, and adjacent to or within a setback of 15m of a transit (subway or light-rail) rail line.

The generally accepted vibration criterion for sensitive land-uses is the threshold of perception for human 

exposure to vibration, being a vibration velocity level of 0.14 mm/s RMS in any one-third octave band centre 

frequency in the range of 4 Hz toto 200 Hz

This vibration criterion is based on a one-sesecond exponential time averaged maximum hold root-mean-square 

(RMS) vibration velocity level and is consistent with the Railway Associations of Canada (RAC, 2013) guideline, the 

U.S. Federal Transit Authority (FTA, 2018) criterion for residential land uses, the Toronto Transit Commission (TTC)

guidelines for the assessment of potential vibration impact of future expansion (MOEE/TTC, 1993).

(RMS) vibration velocity level and is consistent with the Railway Associations of Canada (RAC, 2013) guideline, the 

U.S. Federal Transit Authority (FTA, 2018) criterion for residential land uses,

guidelines for the assessment of potential vibration impact of future expansion (MOEE/TTC, 1993).
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A.1.2 Aircraft

Land-use compatibility in the vicinity of airports is addressed in Ministry of the Environment Conservation, and 

Parks (MECPCP) Guideline NPC-300 (MOE, 2013).  The guideline provides recommendations for ventilation, and 

noise control for different Noise Exposure Forecast (NEF) values, which would be based on NEF contour maps 

available from the airport authority. The NEF values can be expressed as LA,eq,24hr sound levels by using the 

expression NEF = LA,A,eq,24hr -32 dBA.

Table 5: Indoor Sound Level Criteria for Aircraft Sources

Assessment Location Indoor Sound Level Criteria

NEF (Leq, 24hr) 1

Living/dining/den  areas  of  residences,  hospitals,  schools, Living/dining/den  areas  of  residences,  hospitals,  schools, 

nursing/retirement homes, daycare centres, etc.
NEF- 5 (37 dBA)

Sleeping quarters NEF-0 (32 dBA)

NPC-300 also provides guidelines for acceptable indoor sound levels that are extended to land uses and 

developments which are not normally considered noise sensitive. The guideline sound level criteria presented in 

Table 6 are provided to inform good practice design objectives.

Table 6: Supplementary Indoor Sound Level Criteria for Aircraft Sources

Assessment Location
Indoor Sound Level Criteria1

General offices, reception areas, retail stores, etc. NEF 1515 (47 dBA)

Individual or semi private offices, conference rooms, etc. NEF 1010 (42 dBA)

Sleeping quarters of hotels/motels, theatres, libraries, places of worship, etc. NEF 5 (37 dBA)

Table 7: NPC-300 Sound Level Criteria for Aircraft (Outdoors)

Assessment Location Outdoor Sound Level Criteria1

Outdoor areas, including OLA NEF-3030 (62 dBA)

Assessment Location

General offices, reception areas, retail stores, etc.

private offices, conference rooms, etc.

Sleeping quarters of hotels/motels, theatres, libraries, 

developments which are not normally considered noise sensitive. The guideline sound level criteria presented in 

are provided to inform good-practice design objectives.

Supplementary Indoor Sound Level Criteria for Aircraft Sources

Assessment Location

General offices, reception areas, retail stores, etc.

300 also provides guidelines for acceptable indoor sound levels that are extended to land uses and 

developments which are not normally considered noise sensitive. The guideline sound level criteria presented in 

practice design objectives.

Supplementary Indoor Sound Level Criteria for Aircraft Sources

300 also provides guidelines for acceptable indoor sound levels that are extended to land uses and 
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Table 8: Ventilation, Building Component, and Warning Clauses Recommendations for Aircraft Sources

Assessment 

Location

Aircraft Sound Level
NPC-300 Requirements

NEF (LEQ,24 hrhr)

Outdoors 

NEF 30

Air conditioning to allow windows to remained closed. 

The sound insulation performance of building components 

must be specified and designed to meet the indoor sound 

level criteria

Warning clauses   are recommended.

< NEF 30

 NEF 25

The sound insulation performance of building components 

must be specified and designed to meet the indoor sound 

level criteria

Applicable for low and medium density development

Forced air ventilation system to allow for the future 

installation of air-

recommended. 

Applicable for high density development: Air conditioning to 



is recommended.

< NEF 25 Further assessment not requiredNEF 25 Further a

Applicable for high density



is recommended.

Further a

criteria

Applicable for low and medium density

Forced air ventilation system to allow for the 

installation of air

recommended. 

Applicable for high density

sound insulation performance

specified and 

Applicable for low and medium density
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A.2 Stationary Sources

A.2.1 NPC-300 Sound Level Criteria – Stationary Sources

Guidance from the MECP NPC 300 Environmental Noise Guideline is used to assess environmental noise 

generated by stationary sources, for example industrial and commercial facilities. 

Noise from stationary sources is treated differently from transportation sources and requires sound levels be 

assessed for the predictable worst-case one-hour average sound level (Leqeq) for each period of the day. For 

assessing sound originating from stationary sources, NPC-300 defines sound level criteria for two types of Points 

of Reception (PORs): outdoor and plane of window.

The assessment criteria for all PORs is the higher of either the exclusion limit per NPC-300 or the minimum 

background sound level that occurs or is likely to occur at a POR. The applicable exclusion limit is determined 

-300 exclusion limits for continuously operating 

stationary sources are summarized in Table 9. 

Table 9: NPC-300 Exclusion Limits  Continuous and Quasi-Steady Impulsive Stationary Sources (L(LAeqeq-1hr)

Time 

Period

Class 1 Area Class 2 Area Class 3 Area Class 4 Area

Outdoor
Plane of 

Window
Outdoor

Plane of 

Window
Outdoor

Plane of 

Window
Outdoor

Plane of 

Window

Daytime 

0700 191900h
50 dBA 50 dBA 50 dBA 50 dBA 4545 dBA 4545 dBA 5555 dBA 6060 dBA

Evening

1900 2300h
50 dBA 50 dBA 45 dBA 50 dBA 40 dBA 40 dBA 55 dBA 60 dBA

Nighttime 

2300 0700h
---- 45 dBA ---- 45 dBA ---- 4040 dBA ---- 5555 dBA

Notes:
1.1. The applicable sound level criterionon is the background sound level or the exclusion limit, whichever is higher.
2.2. Class 1, 2 and 3 sound level criteria apply to a window that is assumed to be open. 
3.3. Class 4 area criteria apply to a window that is assumed closed. Class 4 area requires formal designation by the land use planning authority.
4.4. Sound level criteria for emergency backup equipment (e.g. generators) operating in non-emergency situations such as testing or 

maintenance are 5 dB greater than the applicable sound level criteria for stationary sources.

For impulsive sound, other than quasi-steady impulsive sound, from a stationary source, the sound level criteria 

at a POR is expressed in terms of the Logarithmic Mean Impulse Sound Level (LLMLM), and is summarized in Table 1010.

Table 1010: NPC-300 Exclusion Limits  Impulsive Stationary Sources (L(LLMLM)

50 dBA

50 dBA 50 dBA

45 dBA

Plane of 

Window
Outdoor

50 dBA

Continuous and Quasi

Class  Area

Window

The assessment criteria for all PORs is the higher of either the exclusion limit per 

background sound level that occurs or is likely to occur at a POR. The applicable exclusion limit is determined 

-300 exclusion limits for continuously operating 

Steady Impulsive 

300 defines sound level criteria for two types of Points 

The assessment criteria for all PORs is the higher of either the exclusion limit per 

background sound level that occurs or is likely to occur at a POR. The applicable exclusion limit is determined 

300 exclusion limits for continuously operating 
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Time Period

Number of 

Impulses in 

Period of 

One-Hour

Class 1 and 2 Areas Class 3 Areas Class 4 Areas

Outdoor
Plane of 

Window
Outdoor

Plane of Plane of 

Window
Outdoor

Plane of 

Window

Daytime

(0700-2300h)
9 or more

50 dBAI 50 dBAI 4545 dBA 45 dBAI 55 dBAI 60 dBAI

Nighttime

(2300–0700h)
- 45 dBAI - 40 dBAI - 55 dBAI

Daytime

(0700-2300h)
7 to 8

55 dBAI 55 dBAI 5050 dBA 50 dBAI 60dBAI 65 dBAI

Nighttime

(2300–0700h)
- 50 dBAI 45 dBAI - 60 dBAI

Daytime

(0700-2300h)
5 to 6

60 dBA 60 dBAI 5555 dBA 55 dBAI 65 dBAI 70 dBAI

Nighttime

(2300–0700h)
- 55 dBAI - 50 dBAI - 65 dBAI

Daytime

(0700-2300h)
4

65 dBA 65 dBAI 6060 dBA 60 dBAI 70 dBAI 75 dBAI

Nighttime

(2300–0700h)
- 60 dBAI - 55 dBAI - 70 dBAI

Daytime

(0700-2300h)
3

70 dBA 70 dBAI 6565 dBA 65 dBAI 75 dBAI 80 dBAI

Nighttime

(2300–0700h)
- 65 dBAI - 60 dBAI - 75 dBAI

Daytime

(0700-2300h)
2

7575 dBA 75 dBAI 7070 dBA 70 dBAI 80 dBAI 85 dBAI

Nighttime

(2300–0700h)
- 70 dBAI - 65 dBAI - 80 dBAI

Daytime

(0700-2300h)
1

80 dBA 80 dBAI 7575 dBA 75 dBAI 85 dBAI 90 dBAI

Nighttime

(2300–0700h)
- 75 dBAI - 70 dBAI - 85 dBAI

Notes:
1.1. The applicable sound level criterionon is the background sound level or the exclusion limit, whichever is higher.

70 dBA

65 dBAI 65 dBAI

60 

70 dBAI

60 dBAI

55 dBAI

60

-

55 dBAI
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A.2.2 D-Series Guidelines

The MECP D-series guidelines (MOE, 1995) provide direction for land use planning to maximize compatibility of 

industrial uses with adjacent land uses.  The goal of Guideline D-6 is to minimize encroachment of sensitive land 

uses on industrial facilities and vice versa, in order to address potential incompatibility due to adverse effects 

such as noise, odour and dust.  

For each class of industry, the guideline provides an estimate of potential influence area and states that this 

influence area shall be used in the absence of the recommended technical studies.   Guideline D-6 also recommends 

a minimum separation distance between each class of industry and sensitive land uses (see Table 1111).  Section 4.10 

of D 6 identifies exceptional circumstances with respect to redevelopment, infill and mixed use areas.  In these 

cases, the guideline suggests that separation distances at, or less than, the recommended minimum separation 

distance may be acceptable if a justifying impact assessment is provided.

Table 1111: Summary of Guideline D-6

Industry 

Class
Definition

Potential Potential 

Influence Influence 

Area

Recommended Recommended 

Minimum 

Separation 

Distance 

(property line 

to property 

line)

Class I
Small scale, self contained, daytime only, infrequent heavy vehicle 

movements, no outside storage.
70 m 20 m

Class IIII

Medium scale, outdoor storage of wastes or materials, shift 

operations and frequent heavy equipment movement during the 

daytime.

300 m 70 m

Class III

Large scale, outdoor storage of raw and finished products, large 

production volume, continuous movement of products and 

employees during daily shift operations.

1000 m 300 m

Guideline D-6 provides criteria for classifying industrial land uses, based on their outputs, scale of operations, 

processes, schedule and intensity of operations.  Table 1212 provides the classification criteria and examples.

operations and frequent heavy equipment movement during the 

daytime.

Large scale, outdoor storage of raw and finished products, large 

production volume, continuous movement of produ

employees during daily shift operations.

contained, daytime only, infrequent heavy vehicle 

movements, no outside storage.

scale, outdoor storage of wastes or materials, shift 

operations and frequent heavy equipment movement during the 

contained, daytime only, infrequent heavy vehicle 

6 identifies exceptional circumstances with respect to redevelopment, infill and mixed

ideline suggests that separation distances at, or less than, the recommended minimum separation 

distance may be acceptable if a justifying impact assessment is provided.
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Table 1212: Guideline D-6 Industrial Categorization Criteria

Criteria Class I Class II Class III

Outputs

• Sound not audible off 

property

• Infrequent dust and/ or 

odour emissions and not 

intense

• No ground-borne vibration

• Sound occasionally 

audible off property

• Frequent dust and/ or 

odour emissions and 

occasionally intense

• Possible ground-borne 

vibration

• Sound frequently audible 

off property

• Persistent and intense dust 

anand/ or odour emissions

• Frequent ground borne 

vibration

Scale

• No outside storage

• Small scale plant or scale is Small scale plant or scale is 

irrelevant in relation to all 

other criteria

• Outside storage permitted

• Medium level of 

production

• Outside storage of raw and 

finished products

• Large production levels

Process

• Self-contained plant or 

building which produces / 

stores a packaged product

• Low probability of fugitive 

emissions

• Open process

• Periodic outputs of minor 

annoyance

• Low probability of fugitive 

emissions

• Open process

• Frequent outputs of major 

annoyances

• High probability of fugitive 

emissions

Operation / Operation / 

Intensity

• Daytime operations only

• Infrequent movement of 

products and/or heavy 

trucks

• Shift operations permitted

• Frequent movements of 

products and/or heavy 

trucks with majority of 

movements during 

daytime hours

• Continuous movement of 

products and employees

• Daily shift operations 

permitted

Examples

• Electronics Manufacturing

• Furniture refinishing

• Beverage bottling

• Auto parts

• Packaging services

• Dairy distribution

• Laundry and linen supply

• Magazine printing

• Paint spray booths

• Metal command

• Electrical production

• Dairy product 

manufacturing

• Feed packing plant

• Paint and varnish 

manufacturing

• Organic chemicals 

manufacturing

• Breweries

• Solvent recovery plant

• Soap manufacturing

• Metal manufacturing

B.B.

Electronics Manufacturing

• Furniture refinishing

Beverage bottling

Auto parts

Packaging services

distribution

Infrequent movement of 

products and/or heavy 

daytime hours

Electronics Manufacturing

Shift operations permitted

• Frequent movements of 

products and/or 

trucks with majority of 

movements during 

Open process

Periodic outputs of minor 

annoyance

Low probability of fugitive 

emissions

Shift operations permitted

Outside storage permitted

Medium level of 

production

Periodic outputs of minor 
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APPENDIX B: WARNING CLAUSES

Warning clauses are recommended to be included on all development agreements, offers of purchase and 

agreements of purchase and sale or lease. Warning clauses may be used individually or in combination.  

The following warning clauses are recommended based on the applicable guidelines; however, wording may be 

modified/customized during consultation with the planning authority to best suit the proposed development:

B.1 Transportation Sources

NPC-300 Type A: Recommended to address surface transportation sound levels in OLAs if sound level is in the 

range of >55 dBA but  60 dBA, and noise controls have not been provided.

“Purchasers/tenants are advised that sound levels due to increasing road traffic (rail traffic) (air traffic) may occasionally 

interfere with some activities of the dwelling occupants as the sound levels exceed the sound level limits of the 

Municipality and the Ministry of the Environment.”

NPC-300 Type B: Recommended to address surface transportation sound levels in OLAs if the sound level is in 

the range of >55 dBA but  60 dBA, and noise controls have been provided. Recommended to address outdoor 

aircraft sound levels NEF 30.

“Purchasers/tenants are advised that despite the inclusion of noise control features in the development and within the 

building units, sound levels due to increasing road traffic (rail traffic) (air traffic) may on occasions interfere with some

activities of the dwelling occupants as the sound levels exceed the sound level limits of the Municipality and the Ministry 

of the Environment.”

NPC-300 Type C: Applicable for low and medium density developments only, recommended to address 

transportation sound levels at the plane of window

“This dwelling unit has been designed with the provision for adding central air conditioning at the occupant’s discretion. 

Installation of central air conditioning by the occupant in low and medium density developments will allow windows and 

exterior doors to remain closed, thereby ensuring that the indoor sound levels are within the sound level limits of the 

Municipality and the Ministry of the Environment.”

NPC-300 Type D: Recommended to address transportation sound levels at the plane of window.

"This dwelling unit has been supplied with a central air conditioning system which will allow windows and exterior doors 

to remain closed, thereby ensuring that the indoor sound levels are within the sound level limits of the Municipality and 

the Ministry of the Environment." 

building units, sound levels due to increasing road traffic (rail traffic) (air traffic) may on occasions interfere with some

activities of the dwelling occupants as the sound levels exceed the so

of the Environment.”

Applicable for low and medium density developments

transportation sound levels at the plane of window

and noise controls have been provided.

“Purchasers/tenants are advised that despite the inclusion 

building units, sound levels due to increasing road traffic (rail traffic) (air traffic) may on occasions interfere with some

activities of the dwelling occupants as the sound levels exceed the so

Municipality and the Ministry of the Environment.”

surface transportation sound levels in OLAs if the sound level is in 

noise controls have been provided.

“Purchasers/tenants are advised that despite the inclusion 

been provided.

“Purchasers/tenants are advised that sound levels due to increasing road traffic (rail traffic) (air traffic) may occasionall

e activities of the dwelling occupants as the sound levels exceed the sound level limits of the 

transportation sound levels in OLAs if the sound level is in 

transportation sound lev

been provided.

“Purchasers/tenants are advised that sound levels due to increasing road traffic (rail traffic) (air traffic) may occasionall
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Proximity to Railway Line: Metrolinx/CN/CP/VIA Warning Clause for developments that are within 300 metres of 

the right ofof-way

“Warning: [Canadian National Railway Company] [Metrolinx / GO] [Canadian Pacific Railway Company] [VIA Ra il Canada 

Inc.] or its assigns or successors in interest has or have a right-ofof-way within 300 metres from the land the subject 

hereof. There may be alterations to or expansions of the rail facilities on such right-ofof-way in the future including the 

possibility that the railway or its assigns or successors as aforesaid may expand its operations, which expansion may 

affect the living environment of the residents in the vicinity, notwithstanding the inclusion of any noise and vibration 

attenuating measures in the design of the development and individual dwelling(s).  CNR/Metrolinx/GO/CPR/VIA will not 

responsible for any complaints or claims arising from use of such facilities and/or operations on, over or under the 

aforesaid right ofof-way.”

B.2 Stationary Sources

NPCPC-300 Type E:Recommended to address proximity to commercial/industrial land-use

"Purchasers/tenants are advised that due to the proximity of the adjacent industrial/commercial land uses, noise from 

the industrial/commercial land-uses may at times be audible."

NPC-300 Type F: Recommended to for Class 4 Area Notification

"Purchasers/tenants are advised that sound levels due to the adjacent industry (facility) (utility) are required to comply 

with sound level limits that are protective of indoor areas and are based on the assumption that windows and exterior 

doors are closed. This dwelling unit has been supplied with a ventilation/air conditioning system which will allow 

windows and exterior doors to remain closed."

doors are closed. This dwelling unit has been supplied with a ventilation/air conditioning system which will allow 

windows and exterior doors to remain closed."

to for Class 4 Area Notification

"Purchasers/tenants are advised that sound levels due to the adjacent industry (facility) (utility) are required to comply 

with sound level limits that are protective of indoor areas and ar

doors are closed. This dwelling unit has been supplied with a ventilation/air conditioning system which will allow 

windows and exterior doors to remain closed."

"Purchasers/tenants are advised that due to the proximity of the adjacent industrial/commercial land

uses may at times be audible."

to for Class 4 Area Notification

"Purchasers/tenants are advised that sound levels due to the adjacent industry (facility) (utility) are required to comply 

with sound level limits that are protective of indoor areas and ar

proximity to commercial/industrial land

"Purchasers/tenants are advised that due to the proximity of the adjacent industrial/commercial land

commercial/industrial land
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C.C.

APPENDIX C: NOISE MITIGATION GUIDANCE

C.1 Acoustic/Noise Barrier

Generally, noise controls to attenuate transportation sound levels at Outdoor Living Areas (OLAs) would consist of 

the implementation of acoustic/noise barriers with materials that would meet the guidance included in NPC-300, 

for example:

• A wall, berm, wall/berm combination or similar structure, used as a noise control measure, and high

enough to break the line-ofof-sight between the source and the receptor.

• The minimum surface density (face weight) is 20 kg/m2

o Many materials could satisfy the surface density requirement, e.g. wood, glass, concrete,

Plexiglas, Acrylite.

o The required thickness can be determined by dividing the 2020 kg/m2 face weight by the material

density (kg/m3).). Typically, this would imply:

 5050 mm of wood

 13 mm (0.5") of lighter plastic (like Plexiglas or PVC)

 6 mm (0.25") of heavier material (like aluminum, glass, concrete)

• The barrier should be structurally sound, appropriately designed to withstand wind and snow load, and

constructed without cracks or surface gaps. Joints between panels may need to be overlapped to ensure

surfaces are free of gaps, particularly for wood construction.

• Any gaps under the barrier that are necessary for drainage purposes should be minimized and localized,

so that the acoustical performance of the barrier is maintained.

• If a sound absorptive face is to be included in the barrier design, the minimum noise reduction

coefficient is recommended to be NRC 0.7.

C.2 Building Ventilation and Air Conditioning

The use of air conditioning itself is not a noise control measure; however, it allows for windows and doors to 

remain closed, thereby reducing the indoor sound levels. 

NPC-300 provides the following guidance with respect to implementation of building ventilation and air 

conditioning: 

a.a. the noise produced by the proposed ventilation system in the space served does not exceed 40 dBA. In

practice, this condition usually implies that window air conditioning units are not acceptable;

b.b. the ventilation system complies with all national, provincial and municipal standards and codes;

c.c. the ventilation system is designed by a heating and ventilation professional; and

d.d. the ventilation system enables the windows and exterior doors to remain closed.

Air conditioning systems also need to comply with Publication NPC-216, and/or any local municipal noise by-law 

that has provisions relating to air conditioning equipment.  

Any gaps under the barrier that are necessary for drainage purposes should be minimized and localized,

so that the acoustical performance of the barrier is maintained.

If a sound absorptive face is to be include

coefficient is recommended to be NRC 0.7

The barrier should be structurally sound, appropriately designed to withstand wind and snow load, and

constructed without cracks or surface gaps

f gaps, particularly for wood construction.

Any gaps under the barrier that are necessary for drainage purposes should be minimized and localized,

so that the acoustical performance of the barrier is maintained.

If a sound absorptive face is to be include

of lighter plastic (like

of heavier material (like aluminum, glass, concrete)

The barrier should be structurally sound, appropriately designed to withstand wind and snow load, and

constructed without cracks or surface gaps. Joints between panels

for wood construction.

Many materials could satisfy the surface density requirement, 

The required thickness can be determined by dividing the 

would imply:

Plexiglas

(like aluminum, glass, concrete)

wall, berm, wall/berm combination or similar structure, used as a noise control measure, and high

sight between the source and the receptor.

Many materials could satisfy the surface density requirement, 

kg/m
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Andrew Lambert

From: Rail Data Requests <RailDataRequests@metrolinx.com>

Sent: Thursday, December 2, 2021 8:44 AM

To: Amy Patenaude

Cc: Andrew Lambert

Subject: RE: 1000-1024 Dundas Street East - RWDI project number 2200461

 anti-whistling by-laws 
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Peter Gross
Direct 416-862-4459

Email peter.gross@gowlingwlg.com

GOWLING WLG (CANADA) LLP
1 First Canadian Place, 100 King Street West,
Suite 1600, Toronto, Ontario M5X 1G5 Canada

T +1 (416) 862-7525
gowlingwlg.com

Gowling WLG (Canada) LLP is a member of Gowling WLG, an international law firm
which consists of independent and autonomous entities providing services around the
world. Our structure is explained in more detail at gowlingwlg.com/legal

July 4, 2022

Sent via email: (application.info@mississauga.ca)

City of Mississauga
Planning and Development Committee
Council Chambers, Civic Centre, 2nd Floor
300 City Centre Drive
Mississauga, ON L5B 3C1

Attention: Chair and Members of the Planning and Development Committee

Dear Sirs and Mesdames:

Re: Item 5.7 – Dundas Corridor Policy Implementation Project – Official Plan Amendment
Written Submissions of the Ahmed Group

We are counsel to Ahmed Group (1000 Dundas St. E.) Inc. and Ahmed Group (1024 Dundas St. E.)
Inc. (together herein “Ahmed Group”), landowners of 1000 & 1024 Dundas Street East (the “Subject
Property”). Ahmed Group has plans to redevelop the Subject Property, envisioning a four-storey
podium along with 16 and 20 storey mixed use towers with at-grade commercial uses and 462
purpose-built rental apartment units (the “Redevelopment”). This form of housing tenure is
desperately needed in the City and throughout the Region.

The Subject Property is currently designated as Mixed Use and is part of the Dixie Employment Area.
Notwithstanding the Province’s decision to remove the Subject Property from the Provincially
Significant Employment Zone (“PSEZ”) and the Region’s recent decision to not designate it as
Employment Areas, the City’s draft planning instruments would maintain the employment designation
on the property.

As set out in greater detail below, our client continues to object to the recommended land use
designations, maximum height and site-specific policies proposed for the Subject Property in
Appendices 5 and 6 to the Staff Report titled Dundas Corridor Policy Implementation Project – Official
Plan Amendment” dated June 10, 2022.

We note that a number of similarly affected neighbouring landowners have written to the City and
Region to express their objections to the draft planning instruments and in support for our client’s
Redevelopment. Our client recently joined the Dundas Landowners’ Association, an association of
impacted neighbours and landowners along Dundas Street who seek to mobilize and coordinate their
efforts to ensure that all levels of government treat its members equitably in planning matters affecting
their lands.
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Comments Regarding Draft Official Plan Amendments

Height Limitations

We previously made oral submissions to the Planning & Development Committee (the “Committee”)
at the public meeting regarding the City’s draft Major Transit Station Areas Official Plan Amendment
(“(“MTSA OPA”) on May 9, 2022. At that time, we raised objections to the maximum height of nine
storeys proposed for the Subject Property. Notwithstanding further engagement with Staff subsequent
to the public meeting, the City has not seen fit to revise the maximum height in the most current draft
of the Protected Major Transit Station Area mapping.

In our view, the height limitations for the Subject Property are unreasonably strict, given the property’s
proximity to the higher-order protected major transit station to be located at the intersection of Dundas
Street East and Tomken Road. In addition, the height limitation is inappropriate because it: (i) fails to
conform with Mississauga Official Plan (“MOP”) policies which direct tall buildings to major transit
station areas; is inconsistent with provincial policies regarding intensification in close proximity to
higher-order transit and major transit station areas; and (iii) does not align with the Dundas Connects
Master Plan (“DCMP”) which envisions Dundas Street East as a unique, highly urban destination as a
result of transit-supportive intensification.

Land Use Designations

We previously submitted written comments dated May 27, 2022 with respect to the land use
designations for the Subject Property. In addition, we made oral submissions to the Committee at the
public meeting on May 30, 2022. We continue to object to the Subject Property being designated as
Mixed Use in the draft OPAs and within the Dixie Employment Area. In our view, given that the Subject
Property was removed from the Provincially Significant Employment Zone (“PSEZ”) and is not within
an Employment Area in the recently adopted new Region of Peel Official Plan (“ROP”), the property
should likewise be removed from the Dixie Employment Area to conform with the provincial and
Regional designations. In this regard, the Mixed Use Limited designation is more appropriate.

We are aware that Mother Parker’s Tea and Coffee Inc. (“Mother Parker’s”) has raised concerns
regarding land use compatibility of the Redevelopment in relation to its existing industrial operations
located to the south of the Subject Property. However, the policies applicable to the Mixed Use Limited
designation ensure that sensitive uses cannot be introduced to the Subject Property without first
demonstrating land use compatibility to the City’s satisfaction, ensuring that the surrounding
employment uses are fully protected and can continue to operate. The policies allow a Holding to be
placed on the implementing zoning by-law for the Subject Property which can only be lifted by Council
once land use compatibility is established to the City’s satisfaction. The newly commissioned enclosed
Land Use Compatibility Study confirms that the proposed Redevelopment is compatible with the
Mother Parker’s operation, provided the Subject Property is designated Class 4 pursuant to NPC-300.
However, the approach currently taken by the City provides no incentive for Mother Parker’s to
negotiate with our client, even though the Class 4 designation would allow Mother Parker’s to benefit
from significantly higher noise level limits thereby protecting its current and future operations.

Staff should be directed to remove the Subject Property from the Dixie Employment Area and revise
Land Use Map B7 by redesignating the Subject Property from Mixed Use to Mixed Use Limited.
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Special Site 4

In the current draft OPA, the Subject Property is designated Special Site 4 within the Dixie
Employment Area designation. The Special Site 4 policies apply only to the lands on Dundas Street
East between Haines Road and Blundell Road which includes the Subject Property. The policies
require that land use compatibility to be established by a City-initiated study. Under this framework,
until the City completes the study, any application for an official plan amendment will be considered
incomplete.

It is worth noting that the Special Site 4 designation was only introduced to the draft OPA, once it
became known that our client intended to submit a private OPA application shortly and had
commissioned its own Land Use Compatibility study. This is highly disturbing to my client and its
neighbours.

Apart from the requirement that the City initiate the study, which serves no legitimate planning
purpose the practical effect of the policy is to prevent our client from exercising its statutory
right to make an application to amend the MOP. While it may be suggested that our client can still
exercise its right and submit an application under the policy, where that application has no possibility
of being deemed complete, processed or approved within the prescribed timeline, such a right is
meaningless.

Staff should be directed to revise the OPAs by removing the Special Site 4 designation from the
Subject Property.

Mother Parker’s Request to Regional Council

On April 27, 2022, Mother Parker’s wrote to Council requesting that the Subject Property be
designated as Employment Areas in the Region’s New Official Plan that was to be adopted the next
day. Council refused the last-minute request. However, at its meeting on May 12, 2022, Regional
Council directed staff to review the issue of an employment designation for the Subject Property and
report back on July 9, 2022. In response, we made written submissions dated June 9, 2022 and
subsequently made oral submissions to Regional Council asking that staff be directed not to consider
modifications to the New Official Plan.

In response to our letter dated June 9, 2022, Mother Parker’s made a further written submission dated
June 17, 2022. Unfortunately, Mother Parker’s submission made a number of assertions with which
we disagree and to which we must respond. First, Mother Parker’s suggests that a number of
sensitive receptors on Greta Gate are subject to higher noise level limits because they abut Dundas
Street East and therefore are not experiencing higher noise levels than permitted under NPC-300.
However, according to the noise contours submitted by Mother Parker’s, it is clear that several
sensitive receptors are beyond the boundary of the area subject to higher noise limits, and therefore,
with respect to those receptors, Mother Parker’s is out of compliance. Second, Mother Parker’s
suggestion that the Class 4 designation is only intended for extraordinary situations is patently
incorrect. In fact, Class 4 is a tool provided by the Ministry to accommodate intensification where
compliance would otherwise be impossible, including in at least two prior instances, within the City.
The situation in this case is precisely what Class 4 is intended to address. Third, Mother Parker’s
suggests that Ahmed Group’s primary argument for approval is that Mother Parker’s might leave the
area. In fact, our client has consistently taken the position that the Redevelopment and Mother
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Parker’s can co-exist under a Class 4 designation and has tried to engage Mother Parker’s on a
number of occasions to discuss how the uses could be made compatible. Finally, we attach a newly
commissioned Land Use Compatibility Study prepared by RWDI Engineering confirming compatibility
of the Redevelopment with Mother Parker’s operations, provided that a Class 4 designation applies to
the lands in question.

We note that on June 30, 2022, the Regional Staff Report became public recommending that no
modification to the New Official Plan be sought from the Minister, siding with our client For your
convenience I have enclosed the Regional Staff Report to my letter.

Conclusion

The City should revise the draft OPAs so that the Subject Property can be redeveloped and provide
the purpose-built rental housing that is desperately needed throughout the City and Region. Provincial
policy recognizes this need and has made it a top priority. One of the tools provided by the Province
to facilitate exactly this type of development is the Class 4 designation. Council should allow our client
the opportunity to benefit from the designation which will allow the Redevelopment and Mother
Parker’s to co-exist.

Based on the foregoing, we respectfully request Council to direct staff to revise the draft OPAs as
follows:

1. Remove the Subject Property from the Dixie Employment Area;

2. Redesignate the Subject Property from Mixed Use to Mixed Use Limited; and

3. Remove the Subject Property from the Special Site 4 designation.

Yours very truly,
Gowling WLG (Canada) LLP

Peter Gross
Partner

Encl.
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