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 INTRODUCTION 

RWDI AIR Inc. (RWDI) was retained by 21 Broadview Avenue Inc. to undertake a land use compatibility/mitigation study 
for air quality and noise in support of a Site Plan Approval (SPA) application for a proposed mixed-use development at 
the northeast corner of Broadview Avenue and Eastern Avenue in Toronto, ON (the “subject lands” or “proposed 
development”).  The proposed development will consist of a 12-storey mixed use (mainly residential) midrise. The 
ground floor will be primarily commercial space facing Broadview Avenue along the west side of the building; however, 
a number of ground floor residential units will be located on the eastern portion of the development. The location of 
the proposed development is shown on Figure 1.  The subject lands are currently designated for residential use, 
except for a section of the property facing Eastern Avenue, which is designated for industrial use.  The surrounding 
land use consists primarily of residential, commercial, and industrial lands.  

 LAND USE COMPATIBILITY POLICIES AND 
GUIDELINES 

2.1 City of Toronto Official Plan 

Policy 21 in Chapter 3.4 of the City of Toronto Official Plan (https://www.toronto.ca/wp-
content/uploads/2017/11/981f-cp-official-plan-chapter-3.pdf) states the following: 

“Major facilities such as airports, transportation/rail infrastructure, corridors and yards, waste management 
facilities and industries and sensitive land uses such as residences and educational and health facilities will be 
appropriately designed, buffered and/or separated from each other to prevent adverse effects from noise, 
vibration, odour and other contaminants, and to promote safety.“ 

2.2 City of Toronto Terms of Reference 

Chapter 2.2.4 of the City of Toronto Official Plan states that Employment Areas are finite and given their relative 
value, residential lands are rarely converted to Employment Areas. Thus, it is the City’s goal to conserve the 
Employment Areas, expand existing businesses and welcome new businesses. As such, the City of Toronto has 
Terms of Reference for a Compatibility/Mitigation Study1 which indicates that the study is required to provide a 
description of the following main items with respect to traffic, noise, vibration and emissions: 

• potential land use compatibility impacts by type and the severity, frequency and duration of such impacts; 

• the extent to which the proposed development may affect major facilities’ compliance with environmental 
approvals, policies and regulations; 

 
1. City of Toronto, Application Support Material: Terms of Reference, Compatibility/Mitigation Study. 

December 18, 2020 
 

https://www.toronto.ca/wp-content/uploads/2017/11/981f-cp-official-plan-chapter-3.pdf
https://www.toronto.ca/wp-content/uploads/2017/11/981f-cp-official-plan-chapter-3.pdf
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• reasonable potential intensification, operational changes and expansion plans for existing major facilities, 
the potential for new employment uses to e established in the Employment Areas and the potential 
impacts of such changes; 

• potential land use compatibility issues that could have a negative impact on the integrity of the adjacent or 
nearby employment areas. 

• Identification and evaluation of options to achieve appropriate design, buffering and/or separation 
distance to prevent or mitigate potential adverse effects. 

2.3 Provincial Policy Statement 

Section 1.2.6 of Part V of the Provincial Policy Statement 2014 (https://www.ontario.ca/document/provincial-policy-
statement-2014/part-v-policies-10#section-0) states the following: 

“Major facilities and sensitive land uses should be planned to ensure they are appropriately designed, buffered 
and/or separated from each other to prevent or mitigate adverse effects from odour, noise and other contaminants, 
minimize risk to public health and safety, and to ensure the long-term viability of major facilities.” 

Section 1.6.8.3 of Part V of the Provincial Policy Statement 2014 further states that “New development proposed 
on adjacent lands to existing or planned corridors and transportation facilities should be compatible with, and 
supportive of, the long-term purposes of the corridor and should be designed to avoid, mitigate or minimize 
negative impacts on and from the corridor and transportation facilities.” 

2.4 Provincial Compatibility Guidelines 

The MECP’s D-series guidelines deal with land use compatibility in Ontario.  The most relevant guideline in the present 
case is D-6 (Compatibility between Industrial Facilities, https://www.ontario.ca/page/d-6-compatibility-between-
industrial-facilities).  It provides a classification scheme for industries based their potential for emissions that could 
cause adverse effects.  The classification scheme is summarized in Table 1. 

https://www.ontario.ca/document/provincial-policy-statement-2014/part-v-policies-10#section-0
https://www.ontario.ca/document/provincial-policy-statement-2014/part-v-policies-10#section-0
https://www.ontario.ca/page/d-6-compatibility-between-industrial-facilities
https://www.ontario.ca/page/d-6-compatibility-between-industrial-facilities
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Table 1: Guideline D-6 Industry Classification Scheme  

Class Descriptors 

I 

• Small scale 

• Self-contained 

• Packaged product 

• Low probability of fugitive emissions 

• Daytime operations only 

• Infrequent and/or low intensity outputs of noise, odour, dust, vibration 

II 

• Medium scale 

• Outdoor storage of wastes or materials 

• Periodic outputs of minor annoyance 

• Low probability of fugitive emissions 

• Shift operations 

• Frequent movement of products and/or heavy trucks during daytime 

III 

• Large scale 

• Outside storage of raw and finished products 

• Large production volumes 

• Continuous movement of products and employees during shift operations 

• Frequent outputs of major annoyance 

• High probability of fugitive emissions 

For each class of industry, the guideline provides an estimate of potential influence area and a minimum 
recommended separation distance, which are set out in Table 2.   

Table 2: Guideline D-6 Separation Distances 

Industry 
Class Potential Influence Area (m) Minimum Separation Distance (m) 

I 70 20 

II 300 70 

III 1000 300 

Guideline D-6 recommends the following: 

1. “…no sensitive land uses shall be permitted within the actual or potential influence areas of 
Class I, II or III industrial land uses, without evidence to substantiate the absence of a problem.” (Sec. 4.5.1 of 
Guideline D-6) 

2. “No incompatible development other than that identified in Section 4.10, Redevelopment, Infilling and Mixed Use 
Areas should occur [within the recommended minimum separation distances]” (Sec. 4.3 of Guideline D-6) 
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3. “When a change in land use is proposed [in an area of urban redevelopment, infilling or transition to mixed use] 
for either industrial or sensitive land use, less than the minimum separation distance … may be acceptable subject 
to either the municipality or the proponent providing a justifying impact assessment (i.e. a use specific evaluation 
of the industrial processes and the potential for off-site impacts on existing and proposed sensitive land uses). 
Mitigation is the key to dealing with less than the minimum to the greatest extent possible.” (Sec. 4.10.3) 

With respect to how separation distance should be measured, the guideline states that “measurement shall 
normally be from the closest existing, committed and proposed property/lot line of the industrial land use to the 
property/lot line of the closest existing, committed or proposed sensitive land use.”   However, it does allow the 
measurement to include areas within the lot lines (on-site buffers) where site-specific zoning or site plan control 
precludes the use of the area for a sensitive use in the case of the sensitive land use, and for an activity that could 
create an adverse effect in the case of the industrial land use. 

When dealing with vacant industrial lands, the guideline states that “determination of the potential influence area 
shall be based upon a hypothetical worst-case scenario for which the zone area is committed”. 

 METHODOLOGY 

The tasks consisted of reviewing the following items: 

• The official plan and applicable secondary plans or regeneration areas, relevant decisions by the Ontario 
Land Tribunal, and zoning by-laws for the surrounding area; 

• Development proposals posted on the City’s website for the surrounding area, if any; 
• Published satellite imagery and street-based photography;  
• MECP Environmental Compliance Approval (ECA) and Environmental Sector and Activity Registry (EASR) 

permits for existing industries within 1000 m of the subject lands; 
• Pending applications for amendment to ECA’s of any major facilities, posted on the Environmental Registry;  
• Environment and Climate Change Canada’s (ECCC) National Pollutant Release Inventory (NPRI) data for 

industries within 1000 m of the subject lands; 
• Guidelines D-1 (Land Use Compatibility) and D-6 (Compatibility between Industrial Uses) from the Ministry of 

the Environment, Conservation and Parks (MECP); 
• Meteorological data for the study area; 
• Any recent complaint history available from the applicable MECP District Office to determine if there are any 

air quality or noise concerns within the area. 

As the nearest meteorological station to the subject site, RWDI reviewed wind data from Toronto Island Airport to 
assist in the assessment.  A summary of the directional distribution of winds over a period from 2000-2020 is shown in 
Figure 2.  The wind directions in the figure refer to the direction from which the wind blows, while the annual 
frequency of a given wind direction is shown as a distance radially from the centre.  The most frequent winds originate 
from the east-north-east (ENE) with winds from the east-south-east (ESE) through south-south-east (SSE) less frequent. 

RWDI contacted the local MECP district office regarding concerns and/or complaints related to air quality or noise 
and were advised that the MECP is unable to provide this information directly with such inquiries to be directed via 
the Ministry’s Freedom of Information (FOI) office.  While complaint history for the area is a helpful tool in the initial 
screening of industries, due to the length of time to complete the process as well as the existing character of the 
study area, we did not consider this task to be essential in completing the assessment for this site. 
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 RESULTS 
The review considered the influence of the proposed development on industrial uses in the adjacent employment 
areas, including any proposed expansions or intensifications that are known (Section 4.1).   Potential future 
industrial uses in the employment areas that are not currently proposed are also considered (Section 4.2), as well as 
the influence of transportation systems (Section 4.23).  The results of the review are outlined below. 

4.1 Existing and Proposed Industrial Uses 

Within 1000 m of the subject property, 44 facilities were identified that have Environmental Compliance Approvals 
or environmental registrations filed with the MECP.  The tables in Appendix A document all such facilities that are 
located within 300m of the subject property.  Appendix A also documents the Class II and III facilities that are 
located beyond 300m from the subject property and any facilities for which no environmental approval was found 
but which appeared to be of potential significance based on the site visit, satellite imagery and published street-
based photographs. All these facilities are also shown in Figure 3. Small facilities that met Guideline D-6 for a Class I 
industry that are located more than 300m from the subject lands are not documented, as their potential influence 
areas fall far short of the subject property.   

The facilities were categorized in terms of air quality, based on the criteria of Guideline D-6, as indicated in the 
appendix.  Based on the categorization, three of the facilities have potential air quality influence areas that extend 
to the subject property.  For all other industries, the potential influence areas do not reach the proposed 
development.  The three facilities are as follows:  

• Carstar Toronto Eastern Avenue Inc. at 344 Eastern Avenue 
• Enbridge Gas Distribution Inc. at 405 Eastern Avenue, and 
• 772860 Ontario Inc. at 353 Eastern Avenue 

Additionally, five non-industrial facilities have the potential for noise impacts on the subject property. All these 
facilities are discussed below. 

 Carstar Toronto Eastern Avenue Inc. 

Currently, a small-scale Automotive Refinishing Facility. It is well contained with low lying stacks.  No evidence of 
outdoor operations that can contribute to fugitive dust or odour. The facility’s EASR registration indicates painting 
operations could apply up to 2.0L per hour of coatings. Based on the scale of the facility and the paint application 
rate this facility was categorized as Class I under Guideline D-6. The site is located adjacent to the subject lands and 
is within the 20m D-6 minimum separation distance for Class I facilities.  The site is also located in close proximity to 
existing residential (houses).  Air emissions from the facility must comply with MECP benchmarks at property line 
and beyond.    The nature of facility operations and its proximity to the subject lands has the potential to create air 
quality and odour impacts at elevated receptors at the subject lands. Further study to assess air quality and odour 
impacts from this site is recommended. The impact of noise emissions from the facility on the subject lands were 
assessed in a separate RWDI report titled “Broadview and Eastern Noise Vibration and Impact Study” (#2103236, 
issued June 8th, 2022).  This report indicated that the impacts of noise emissions from this facility were not of 
concern.  



STUDY TYPE: LAND-USE COMPATIBILITY/MITIGATION STUDY (AIR QUALITY AND NOISE) 
BROADVIEW AND EASTERN 

RWDI #2103236 
June 17, 2022 
 

rwdi.com Page 6 
 

 Enbridge Gas Distribution Inc. 

Enbridge Gas Distribution Inc. is medium scale facility with truck and other equipment traffic, a small portion of 
unpaved outdoor yard area and small aggregate stockpiles.  The facility has the potential to generate dust emissions 
and noise. It has been categorized as Class II under Guideline D-6, in terms of air quality, with a recommended 
minimum separation distance of 70m and a potential influence area of 300m.  Its actual separation distance from the 
subject property, at closest approach is approximately 180m, which is within the potential influence area.  Guideline D-
6 recommends that no sensitive use be permitted within the potential influence area without evidence to substantiate 
absence of a problem.   In this case, there is evidence to substantiate absence of a problem, in that the yard lies closer 
to existing residential uses (approximately 100m), which suggests that the actual influence area of the facility is 
unlikely to extend 180m to the subject property.  As such, the setback of this facility from the proposed development is 
considered sufficient to allow for sensitive uses. 

 772860 Ontario Inc. 
772860 Ontario Inc is a small-scale camera equipment and costumes maker for the film industry located in a multi-
tenant building.  The facility has the potential to generate odours from polyurethane and resin-based products 
manufacturing.  It has been categorized as a Class I industry under Guideline D-6, in terms of air quality, with a 
recommended minimum separation distance of 20m and a potential influence area of 70m.  Its actual separation 
distance from the nearest proposed residential uses at the subject property is approximately 55m based on the lot 
lines, which is beyond the minimum separation distance but within the potential influence area.  Guideline D-6 
recommends that no sensitive use be permitted within the potential influence area without evidence to substantiate 
absence of a problem.  In this case, there is evidence to substantiate absence of a problem, in that the facility is 
located closer to existing residential uses (approximately 50m), which suggests that the actual influence area is unlikely 
to extend 55m to the subject property.  Additionally, the facility has a Best Management Practice Plan (BMPP) for 
odour. As such, the setback of this facility from the proposed development is considered sufficient to allow for 
sensitive uses. 

 Non-industrial facilities 
The following five non-industrial facilities have the potential for noise impacts on the subject property: 

• Mini Downtown at 20 Sunlight Park Rd 
• Roadway Alignment Ltd. at 341 Eastern Avenue 
• Access Storage - Toronto Downtown Eastern at 356 Eastern Avenue 
• Broadview Lofts at 68 Broadview Avenue, and 
• The Ninety Lofts at 90 Broadview Avenue 

Review of aerial imagery revealed the presence of large rooftop ventilation equipment on the buildings housing the 
facilities mentioned above, which have the potential to result in increased sound level impacts at the proposed 
development. This equipment operates on demand and could be continuously functioning during certain seasons, but 
not at all times during the year. Because majority of the subject lands are already zoned for residential use, these 
facilities are expected to be compatible with the proposed development.  

A screening level assessment was completed for stationary sources in the vicinity of the proposed development under 
separate cover: RWDI Report #2103236 issued June 8th, 2022, titled “Broadview and Eastern, Toronto, ON. Noise and 
Vibration Impact Study”.  This assessment was based on assumptions on source characteristics and sound power 
level. The noise impact due to stationary sources associated with nearby lawfully permitted existing facilities was 
found to be in compliance. 
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4.2 Future Industrial Uses 

As part of the compatibility study, the permitted land uses outlined in the local by-law were considered to assess the 
potential for incompatibility with future industries. The assessment was conducted using: 

• The City of Toronto Official Plan dated February 2019,  
• The current City of Toronto Zoning By-Law 569-2013,  
• Former City of Toronto By-Law No. 438-86,  
• Relevant Secondary Plans (i.e., East Harbour commercial development plans), and  
• Regeneration plans and planning frameworks (Don Lands and Port Lands).  

The zoning map for the surrounding area is provided in Figure 4. The land uses surrounding the proposed 
development are commercial-residential to north, residential on the east side and employment industrial on the south 
and west side.  Some of the lands to the west, south and south west are designated Industrial (I2 D3) under the Former 
City of Toronto By-Law No. 438-86. Some of the properties in this area already have residential developments.  

Lands designated Employment Industrial are subject to the restrictions of By-Law 569-2013 Section 60.20.20, which 
lists the permitted uses for the current designations. Of the permitted, only manufacturing uses are likely to carry out 
activities that could adversely affect the proposed development. Based on the character of the neighborhood and 
surrounding land-uses it's reasonable to assume that the Former City of City of Toronto By-Law No. 438-86 allowable 
uses in this area would be similar to Employment Industrial.  

The area south of the subject lands is actively being redeveloped starting with the East Harbour, deemed the largest 
commercial project currently planned in Canada2 which will convert a large swath of Employment lands, to the south, 
to mixed-use (institutional, office, public space, retail, residential and transit). East Harbour is being developed in 
conjunction with Infrastructure Ontario (IO) and the Ministry of Transportation (MTO)3 in an effort to convert part of 
the area into a key transit hub to connect the development to the City and nearby areas currently undergoing 
regeneration. These areas include the Don Lands and the Port Lands, which had a formal planning framework 
approved by the City in 2017. The Port Lands Planning Framework includes a full redevelopment of all areas south of 
Lakeshore Boulevard East to Leslie Street to the east, while the Don Lands encompasses lands to the southwest. It is 
the City’s goal to eventually convert the area to the south to mixed-use, live-work, area, slowly phasing out current 
industrial uses that abut the subject lands. This long-term regeneration undertaking start just to the south of the 
subject lands and extend beyond 1000 m to the southwest, south and partially southeast, leaving a small Employment 
area to the southeast that is currently being used by a number of low intensity industries supporting the film industry. 
Of notable interest in the area is the Unilever facility, located approximately 300 m south of the subject lands. The 
facility was recently sold to a developer and is now part of the East Harbour development4 and will no longer be used 
for any industrial applications. 

The closest Employment lands that are expected to remain are located to the south east starting with the Enbridge site 
and immediately east and southeast of it. These Employment uses (current or future) are more than 300 m away from 
the subject lands and based on the allowable uses within the zoning by-law, and the actual existing uses, are not 
expected to be constrained by the proposed development. In fact, they are likely to be constrained by the existing 
residential lands to the east (north of Eastern Avenue and south of Eastern Avenue beyond Logan Avenue) and the 
future regeneration area uses. 

 

 
2 Urban Toronto – East Harbour 
3 Infrastructure Ontario – East Harbour – Transit Oriented Community 
4 Toronto – East Toronto’s Old Unilever Soap Factory Site Sold 
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4.3 Transportation Infrastructure 
The subject lands are located approximately 120 m west of the Metrolinx Lakeshore East Corridor and 
approximately 490 m northeast of the Metrolinx Don Yards Layover. The closest major roadway is the Don Valley 
Parkway, located approximately 220m west the subject lands.  

 Noise 

A detailed noise study of transportation infrastructure was conducted under separate cover: RWDI Report #2103236 
issued June 8th, 2022, titled “Broadview and Eastern, Toronto, ON. Noise and Vibration Impact Study”.  The 
recommendations from this study are outlined in the sections below. 

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

1. Installation of central air-conditioning so that all suites’ windows can remained closed. 
2. The inclusion of noise warning clauses related to: 

a. Transportation sound levels at the building façade and in the outdoor amenity areas 
b. Proximity to railway line 
c. Proximity to commercial/industrial land-use 

3. Minimum sound isolation performance: 
a. Suite bedroom window glazing with minimum sound isolation performance of STC-33, based on 

requirements for the south façade.  
b. Suite exterior balcony door with minimum sound isolation performance of STC-25 (OBC), based on 

requirements for the south façade.  

  

 Air Quality 

The GO Rail Network Electrification Environmental Project Report Addendum – Lakeshore East Study 
(https://www.metrolinxengage.com/sites/default/files/appendix_f4_- go_rail_network_electrification_lse_aq_report_18
may21.pdf) was reviewed to get a sense of air quality effects around this rail corridor.  The Lakeshore East segment will 
have significant diesel train traffic in the future, at greater than 100 trains per day.  The Lakeshore East Study indicated 
that air quality impacts decrease sharply with distance.  Although locations adjacent to the rail corridor may 
experience elevated concentrations of air quality contaminants, these impacts decrease rapidly and are generally low 
(within 20% of background) beyond 50 meters and continue to decrease with further distance.    These findings are 
consistent with the fact that there is a significant number of residences in the surrounding area located significantly 
closer to the rail corridor than the proposed development.  The Don Yard layover is located more than 400m south 
west of the subject lands and at this distance, air quality effects are not expected. Therefore, the proposed 
development is compatible with the Metrolinx Lakeshore East rail corridor and Don Yard layover. 

The proposed development is located approximately 220m from the Don Valley Parkway.  The City of Toronto produced 
a report entitled “Avoiding the TRAP: Traffic-Related Air Pollution in Toronto and Options for Reducing Exposure” 
(October 2017).  This document states that the most widely reported mitigation strategy for TRAP is separation 
distances or buffer zones, with some environmental agencies (California and British Columbia) recommending a 
setback of 500 ft (approx. 150m) from major highways.  Since the subject lands are located at a greater distance from 
the roadway, the proposed development should be compatible with the Don Valley Parkway. 

https://www.metrolinxengage.com/sites/default/files/appendix_f4_- go_rail_network_electrification_lse_aq_report_18may21.pdf
https://www.metrolinxengage.com/sites/default/files/appendix_f4_- go_rail_network_electrification_lse_aq_report_18may21.pdf
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 CONCLUSIONS 

From an air quality and noise perspective, the subject lands are compatible with surrounding commercial and 
industrial uses, and transportation corridors provided the following is undertaken and/or implemented: 

1. Further study of the Carstar facility at 344 Eastern Avenue (located adjacent to the subject lands) to assess 
air quality and odour impacts at sensitive uses at the proposed development.  This study will recommend 
any applicable mitigation measures in case adverse impacts are predicted. 

2. Installation of central air-conditioning so that all suites’ windows can remained closed. 
3. The inclusion of noise warning clauses related to: 

i. Transportation sound levels at the building façade and in the outdoor amenity areas 
ii. Proximity to railway line 
iii. Proximity to commercial/industrial land-use 

4. Minimum sound isolation performance: 
a. Suite bedroom window glazing with minimum sound isolation performance of STC-33, based on 

requirements for the south façade.  
b. Suite exterior balcony door with minimum sound isolation performance of STC-25 (OBC), based on 

requirements for the south façade.  
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1 BMW Canada Inc. I

2 Enbridge Gas Distribution Inc. II

3 liviu ciocioiu II

4 BLACKBIRD BAKING COMPANY INC. I

5 City of Toronto II

6 TOWNVAC LTD. I

7 772860 ONTARIO INC I

8 CARSTAR TORONTO EASTERN AVE INC. N/A

9 Mini Downtown N/A

10 Roadway Alignment Ltd N/A

11 Broadview Lofts N/A

12 The Ninety Lofts N/A

13 Access Storage - Toronto Downtown N/A
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Zoning Classification

CR - Commercial Residential

E - Employment Industrial; EH - Employment Heavy
Industrial; EL - Employment Light Industrial; EO -
Employment Industrial Office

O - Open Space; ON - Open Space Natural; OR - Open
Space Recreation; OG - Open Space Golf Course; OM -
Open Space Marina; OC - Open Space Cemetery

R - Residential; RD - Residential Detached; RS -
Residential Semi-Detached; RT - Residential
Townhouse; RM - Residential Multiple Dwelling

I - Industrial (Former City of Toronto By-Law 438-86)

UT - Utility and Transportation

Former City of Toronto By-Law 438-86



 

 

 

 

 

 

 

 



Broadview and Eastern Development Land Use Compatibility Study RWDI# 2103236
Toronto, Ontario June 16th 2022

Table A-1: List of Industrial Sites Surrounding the Proposed Development

Map Icon 
Number

Business Name Address
Type Of Approval/
Facility/Equipment

Approval / 
Registration 

Number

1 BMW Canada Inc. 11 Sunlight Park Road ECA-AIR 1774-5WPPV7

2
Enbridge Gas Distribution 
Inc.

405 Eastern Avenue Maintenance Facility 5167-7FRKCN

3 liviu ciocioiu 58 booth AVE EASR-Waste Management System R-004-6110147441

4
BLACKBIRD BAKING 
COMPANY INC.

635 QUEEN ST E EASR-Air Emissions R-010-5111808559

5 City of Toronto 400 Commissioners St ECA-WASTE DISPOSAL SITES Multiple

6 TOWNVAC LTD. 373 Eastern AVE E EASR-Waste Management System R-004-1113015862

7 772860 ONTARIO INC 353 Eastern Avenue EASR-Air Emissions R-010-1113324127

8
CARSTAR TORONTO EASTERN 
AVE INC.

344 EASTERN AVE EASR-Automotive Refinishing Facility R-001-6413256151

9 Mini Downtown
20 Sunlight Park Rd, Toronto, ON 
M4M 1B5

Car Sales / Vehicle Repair N/A

10 Roadway Alignment Ltd
341 Eastern Av, Toronto, ON 
M4M 1B7

Car Sales / Vehicle Repair N/A

11 Broadview Lofts
68 Broadview Ave, Toronto, ON 
M4M 2E6

Commercial/Residential Building N/A

12 The Ninety Lofts
90 Broadview Ave, Toronto, ON 
M4M 0A7

Commercial/Residential Building N/A

13
Access Storage - Toronto 
Downtown Eastern

356 Eastern Ave, Toronto, ON 
M4M 1B8

Commercial Building N/A



Broadview and Eastern Development Land Use Compatibility Study RWDI# 2103236
Toronto, Ontario June 16th 2022

Table A-2: List of Industrial Sites Surrounding the Proposed Development

Map Icon 
Number

Business Name Comments on Operations
Tall Stacks 

Present

Approximate 
Distance to 

Site [1] 
(m)

D-6 Classification 
[2]

1 BMW Canada Inc.
Car sales and small scale automotive repair facility. Low lying rooftop exhaust 
located more than 70 metres from subject lands property line. Potential source of 
paint solvent odours.

no 80 I

2
Enbridge Gas Distribution 
Inc.

Medium scale maintenace and storage yard. Low probability of fugitive emissions 
and infrequent outputs of noise due to truck traffic. Outdoor storage of materials.

no 180 II

3 liviu ciocioiu
Medium scale waste truck and equipment storage yard. Low probability of fugitive 
emissions and infrequent outputs of noise due to truck traffic.

no 350 II

4
BLACKBIRD BAKING 
COMPANY INC.

Commercial building. Site is located closer to existing residential than the subject 
lands. Potential for odour emissions. 

no 260 I

5 City of Toronto
Waste Transfer Station site. Truck traffic and temporary outdoor storage are 
potential sources of fugitive dust and odours. Large stack is not operational.

n 800 II

6 TOWNVAC LTD.
Waste managent system for residential/commercial building. Potential source of 
odours. Site is located closer to existing residential than the subject lands.  

no 115 I

7 772860 ONTARIO INC

Small scale camera equipment and costumes maker for the film industry, located 
in a commercial building. Potential for odou emissions.Site is located closer to 
existing residential than the subject lands.  

no 55 I

8
CARSTAR TORONTO EASTERN 
AVE INC.

Currently, a small scale Automotive Refinishing Facility. It is well contained with low 
lying stacks.  No evidence of outdoor operations that can contribute to fugitive 
dust or odour.  Site is located adjacent to the subject lands as well as existing 
residential (houses).  Air emissions must comply with MECP benchmarks at 
property line and beyond.  The facilities EASR registration indicates painting 
operations could apply upto 2.0L per hour of coatings.  The nature of operations 
has the potential to create noise, air quality and odour impacts at elevated 
receptors at the subject lands. Further study to assess air quality and odour 
impacts from this site is recommended.

N/A 0 I

9 Mini Downtown

Car sales and small scale automotive repair facility. The site is not expected to 
cause adverse air quality impacts at the subject lands.
Low potential for noise impact due to rooftop ventilation and repair services at the 
subject lands.

no 35 N/A

10 Roadway Alignment Ltd
Small scale automotive repair facility. The site is not expected to cause adverse air 
quality impacts. Potential for noise impact due to repair services at the subject 
lands.

no 45 N/A

11 Broadview Lofts
Commercial/Residential Building. The site is not expected to cause adverse air 
quality impacts at the subject lands. 
Low potential for noise impact due to rooftop ventilation at the subject lands.

no 20 N/A

12 The Ninety Lofts
Commercial/Residential Building. The site is not expected to cause adverse air 
quality impacts at the subject lands.
Low potential for noise impact due to rooftop ventilation at the subject lands.

no 55 N/A

13
Access Storage - Toronto 
Downtown Eastern

Commercial Building. The site is not expected to cause adverse air quality impacts 
at the subject lands.
Low potential for noise impact due to rooftop ventilation at the subject lands.

no 50 N/A

Notes:

[1] Property line to property line
[2] Classification is based on a combination of D-6 category descriptions as well as site specific factors such as proximity to existing residential land use, presence 
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