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1. INTRODUCTION

ORTECH Consulting Inc. (“ORTECH”) was retained by 772 Winston Nominee Inc. (the “Client”) to update
a land use compatibility (LUC)study for a proposed warehousing facility (the “Facility”) at 772 Winston
Churchill Boulevard, Oakville (the “Site”). Facility operations will be supported by four standby natural
gas fired generators, and various natural gas fired HVAC units.

The original LUC study (R92480 — 772 Winston Churchill Land Use Compatibility, dated December 21,
2021) was prepared by ORTECH for 772 Winston Churchill LP. This report outlines the applicable land
use compatibility guidelines, classification of the Facility and its operations based on potential dust and
odour impacts and identification of potential land use compatibility issues. The updates to this report
are to address findings in a peer-review conducted by Dillon Consulting and to clarify points raised during
the review period by the municipality and the public.

The main update to this report is a refinement of vehicle emissions from the site. An idling emissions
scenario is modelled. Additionally, modelling has been updated to include final HVAC equipment
specifications and locations. Some clarity has been added on the issues of the determination of
separation distance and how this report addresses cumulative effects.

2. APPLICABLE GUIDELINES AND REGULATIONS
2.1  Land Use Compatibility Guidelines

The specific objective of the study is to undertake land use compatibility of the Facility with existing
surrounding sensitive land uses in accordance with Ontario Ministry of the Environment, Conservation
and Parks (MECP) Guideline D-1 on Land Use Compatibility, D-6 on Compatibility between Industrial
Facilities and Sensitive Land Uses and the Region of Peel’s land use compatibility guidelines. The scope
of this report is to address the impact of odour and dust nuisance from the Facility operations on existing
sensitive land uses.

Guideline D-6 recommends a 1000-meter Study Area for land use proposals, defines three classes of
industrial facilities: Class 1, Class 2 and Class 3 (see Appendix A), and defines Sensitive Land Uses.
Guideline D-6 also defines Minimum Recommended Separation Distances (MSD) and Potential Influence
Areas (AOI) between industrial facilities and sensitive land uses for each Class as shown in Table 1. The
class designations are based on the potential for noise, dust and odours.

Table 1: Minimum Separation Distances and the Potential Influence Areas from Sensitive Land Uses

Recommended Minimum Potential Influence
Separation Distance Area
Class (m) (m)
1 20 70
2 70 300
3 300 1000
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This report describes the existing land uses within 1,000 meters of the Facility (Study Area). The
assessment was based on readily available information, such as conceptual site plans, equipment
specification sheets, satellite imagery, internet search and direct observations during a site visit.

Although Guideline D-6 suggests that distances are normally measured from property line to property
line, there is allowance for measuring from a specific source to sensitive receptors. Guideline D-6 also
discusses reducing the minimum separation distance required based on mitigation at industrial sites and
provides for exceptions to the Recommended Minimum Separation Distances for some development
sites including infilling. Section 4.4.3 of Guideline D-6 states the following:

“Where site-specific zoning or site plan control precludes the use of the setback for any activity
associated with the industrial use that could create an adverse effect such as shipping and
receiving or outside storage/stockpiling of materials (e.g. front yard must be landscaped, and
functions as a buffer), then the setback can be included as part of the measurement, rather than
measuring from the industrial property line.”

Portions of the Facility layout are not available for industrial use as there is a drainage creek which runs
along two sides of the property. Separation distances have been measured excluding these areas.

Facilities that do not meet the definition of any one of the three classes are expected to have virtually
no potential for creating noise, odour, dust or vibration that would give rise to complaints (noted in this
report as Class 0). The definitions and examples in the MECP Guidelines relevant to air quality concerns
were used to characterize the Facility. The D-6 Guideline includes “residences, senior citizens homes,
schools, daycare facilities, hospitals, churches and other institutional uses” as sensitive land uses.

2.2 Ontario Regulation 419/05: Air Pollution - Local Air Quality

Since the proposed development is an industrial facility, Ontario Environment Protection Act (EPA, the
“Act”) applies to the facility as well. More specifically, Ontario Regulation (O. Reg.) 419/05: Air Pollution
- Local Air Quality applies to the Facility operations in regards to dust and odour assessment. Section 9
of the Act requires facilities in Ontario to obtain an Environmental Compliance Approval (ECA) or be
registered under the Environmental Activity and Sector Registry (EASR) regulation O. Reg. 1/17, prior to
discharging a contaminant into the natural environment.

Demonstration of compliance with regulations O. Reg. 419/05 and/or O. Reg. 1/17 is a requirement as
part of the environmental permitting process. The industries are required to meet air quality standards
at and beyond their property. Facilities with greater potential of fugitive dust and/or odour emissions
are required to implement suitable Best Management Practices Plan/s (BMPP). Certain equipment are
exempted from environmental permitting as per O. Reg. 524/98. The requirements under this regulation
are explained in further sections.
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3. DESCRIPTION OF SITE AND STUDY AREA

The proposed development includes two single-storey industrial buildings with footprints of
approximately 32,490 m? and 28,972 m?. Typical Facility operations include receiving and loading of
products and materials in 53’ trucks and other personal use vehicles into the site. The peak traffic for
the site is a maximum of 116 vehicles, of which 30% are expected to be trucks. The site plan of the
Facility is shown in Appendix B.

The Site is located on the lands zoned as Business Employment (E2), as per Town of Oakville’s zoning
bylaw 2014-014. Immediately to the north of the Site, there are CN Railway (CN) tracks. The lands to
the north of CN tracks and south of the Site are currently zoned Business Employment (E2). Immediately
to the west of the site is the Aspen Forest Park Walkway. To the west of the walkway is a residential
development zoned Residential Low Density (RL3-0). Further, there are some vacant lands within the
Study Area, which are currently designated as Employment Zones as well. The closest sensitive receptors
are the residential units located in RL3, 85 meters to the west of the Site. Figures 1 and 2 show the
zoning and land use within the study area, along with the location of nearest sensitive receptor. A copy
of Town of Oakville’s zoning bylaw 2014-014 for lands designated as Business Employment is provided
in Appendix C. The Facility conforms to permitted uses under this zoning designation.
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Figure 1: Proposed Development Site and Current Zoning within the Study Area
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Figure 2: Location of Closest Sensitive Receptor within the Study Area
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4. D-6 CLASSIFICATION OF THE FACILITY

As mentioned earlier, the Facility operations will be supported by fuel burning equipment such as natural
gas fired standby generators, and natural gas heaters for comfort heating. Specifications for this
equipment has not been finalized at this time, however the preliminary design specifications are that
the buildings would be served by 12 Direct Fired Industrial Air Handling units rated at 1,850,000 BTU per
hour and 10 Rooftop HVAC Units rated at 360,000 BTU per hour.

4.1  Natural Gas Burning Equipment

In accordance O. Reg. 524/98, environmental permitting (ECA or EASR) is not required for an HVAC
system that meets the following criteria:

1. Each combustion unit uses only natural gas, propane or both natural gas and propane as fuel.
2. The thermal input rating of each combustion unit is not greater than 10.5 million kilojoules per hour.

Each combustion unit listed in Table 2 (except standby generator) is natural gas fired and has a thermal
input rating less than 10.5 million kilojoules per hour, meeting both exemption criteria mentioned above.

For assessment of site-wide impacts of natural gas comfort heating equipment, the MECP Guidance A-
10 Procedure for Preparing an Emissions Summary and Dispersion Modelling Report (Guideline A-10)
notes that HVAC equipment may emit contaminants in negligible quantities when the total facility-wide
heat input usage for this equipment is less than 20 million kJ/hour.

4.2  Standby Generators

Standby generator is exempted from environmental permitting if following criteria are met, according
to O. Reg. 524/98.

1. Each exhaust stack discharging a product of combustion must be oriented vertically.

2. The standby power system uses only biodiesel, diesel, natural gas, or propane as fuel.

3. Diesel or biodiesel standby generators must meet, at a minimum, the Tier 1 Emission Standards set
outin Table 1 of 40 CFR 89.112.

4. Propane or natural gas standby generators must discharge a maximum of 9.2 grams of nitrogen
oxides per kilowatt hour.

Any standby generators installed at the Facility would need to meet environmental permitting
requirements. Hence, environmental permitting is not required for the standby generator. However,
following operating conditions must be met as per O. Reg. 524/98.
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As per O. Reg. 524/98:

The owner or operator of a standby power system eligible for exemption under O. Reg. 524/98 must
ensure that the following conditions are met at all times:

The system is used and operated only for the provision of electrical power during power outages or
involuntary power reductions or for testing or performing maintenance on the system

Each electricity generation engine that is part of the system is used and operated for the purpose of
testing or performing maintenance for a maximum of 60 hours in any 12-month period.

A record is created with respect to the date, time and duration of each occasion when an electricity
generation engine that is part of the system is operated for the purpose of testing or performing
maintenance. The record must be retained for at least five years after the day it is created.

If the Ministry issues a smog advisory that identifies an area in which the system is located, the
system is not used or operated for the purpose of testing or performing maintenance until a
termination notice with respect to the advisory has been issued for that area.

Each exhaust stack that may discharge a product of combustion is free of impediments that would
prevent the flow of emissions.

Testing and maintenance of the system is conducted in a manner that satisfies the recommendations
of the manufacturer of the system and generally accepted standards.

If a generation unit that is part of the system is located outdoors, the sound pressure level resulting
from the discharge of sound from the unit and related exhaust stacks must not be greater than 75
decibels (A-weighted) at a distance of seven metres from the unit.

4.3  Fugitive Emissions

The Facility building and its operations are enclosed. There are no food processing operations proposed
at the Facility and no perishable goods are expected to be received at the Facility. The 53’ trucks will
back into bay doors for unloading of products and materials.

Further, the pathways for vehicle movement on Site are paved, so the potential of fugitive dust emissions
from the facility is considered minor including any dust resuspended from paved surfaces into air due to
onsite traffic.

Based on definitions provided in Appendix A and the analysis presented in previous sections of this
report, the proposed Facility generally meets the criteria for a Class 1 facility with the exception of truck
movements under the operation/intensity category where the facility meets the criteria for a Class 2
facility. As a conservative approach, the Facility has been assessed as a Class 2 facility. The minimum
separation distance for Class 2 facilities is 70 metres which is less than the distance between the Facility
and the nearest receptor. The potential area of influence for Class 2 facilities extends to 300 metres.
Several residences are within the potential area of influence. See Section 5 for an assessment of the
potential influence of the site on these residences.
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S5. ASSESSMENT OF IMPACTS

For most categories of air impacts under the D-6 land use guidelines, the Facility qualifies as a Class 1
facility. Asthe nearest sensitive receptor lies outside of the potential area of impact for Class 1 facilities,
these impacts are considered negligible. The Facility is considered Class 2 due to the frequency of truck
movements on site, thus only air impacts from truck movements will be assessed in the potential area
of impact.

Emissions resulting from operations at the site are modelled using the current MECP regulatory version
of AERMOD (v 19191) to determine the concentrations impinging on areas within the potential area of
influence.

These concentrations are considered in conjunction with background levels as represented by
measurements taken from the Oakville station (44017) in the MECP Air Quality Health Index (AQHI)
network. Background levels are taken as the 90t percentile station readings. The Oakville station is
located at Eight Line and Glenashton Drive, roughly 4.5 km from the site. Adding the facility emissions
to the 90™ percentile background levels provides an assessment of the cumulative impact of the facility
in addition to other sources of contaminants.

Concentrations of contaminants at these locations are compared to the Canadian Ambient Air Quality
Standards (CAAQS) for 2025 and to Ontario Regulation 419/05 — Local Air Quality (O.Reg. 419) standards
and guidelines. Note that some contaminants standards have multiple standards with different
averaging periods. Averaging periods can affect both the emission rates and dispersion modelling.

5.1  Truck Operations

Vehicle movements at the site are not expected to exceed 116 vehicles in the peak hour, of which 30%
will be heavy duty trucks and 70% light duty passenger vehicles. Trucks are modelled as coming in to
the Facility from Winston Churchill Blvd. and driven to the trucking courtyard where they will maneuver
into position for loading/unloading. As vehicles are prohibited by the Oakville Anti-Idling by-law (Oakville
By-Law 2002-153 as amended in 2019) to idle for more than 3 minutes continuously, idling emissions
were not considered. For assessments with an hourly averaging period, the peak hour traffic levels are
considered. For assessments with 24 hour averaging periods, the peak hourly traffic was assumed to
represent 10% of the daily average traffic.

Emissions from truck movements were determined using emission factors from the US Environmental
Protection Agency (US EPA) Motor Vehicle Emissions Simulator (MOVES3). On site truck movements
were assumed to be low speed with an evenly distributed range of scalable traction power levels up to
12. The primary contaminants of concern in these emissions are NOx and suspended particulate matter,
including fine particulate smaller than 2.5 microns (PM2) when combined with road dust potential.
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While emissions from motor vehicles such as trucks are permitted under Ministry of Transportation
regulations, NOx emissions from motor vehicles was also considered in the modelling. Vehicle emissions
were modelled based on peak hour traffic of 116 vehicles with a breakdown of 30% heavy duty transport
trucks and 70% passenger vehicles. Note that this model assumes vehicle acceleration, cruising, and
maneuvering in the trucking courtyard at low speeds. Idling for longer than 3 minutes is prohibited in
the Town of Oakville, however an exception to this idling prohibition exists for when temperature
conditions are such that a truck may need to run its heater or air conditioning. It is anticipated that any
long stays at the Facility, such as a truck staying overnight, would not idle their engines and instead find
alternate sources of power for heat and air conditioning.

For this update to the Land Use Compatibility assessment, a more refined modelling of the truck
emissions was undertaken to account for final anticipated truck volumes and to include some idling
emissions. The idling scenario is set to match the scenario used in the noise assessment for the Site. In
this scenario, all vehicles were modelled with each one idling for the maximum allowed 3-minute period.
These idling emissions represent approximately 6% to the total vehicle NOx emissions and thus idling
emissions are not expected to result in any significant changes to the contaminant concentrations.

In addition to particulate matter from truck exhausts, particulate associated with road dust will also be
suspended in the air. With respect to NOx emissions, these are also expected from the combustion of
natural gas used for HVAC, the HVAC NOx emissions will be added to the NOx emissions from trucking
operations.

5.2  PMgzs

PM2.5 emissions associated with on-site truck movements are a result of diesel engine exhaust and road
dust. Engine emissions are calculated from MOVES3 emission factors and road dust emissions are
determined using US EPA document Compilation of Air Emissions Factors (AP-42) emission factors. The
roadways are paved and the Facility has an on site speed limit of 10 km/hr, as a result the estimate for
road dust is extremely conservative as the AP-42 emission factors apply to vehicles travelling at speeds
of 16 km/hr to 88 km/hr where the wake effect from the moving vehicle contributes to airborne
particulate from the road surface.

The maximum predicted concentration of PM2 5 at any sensitive receptor resulting from operations at
the facility on top of background levels is shown in Table 2, the total concentration of NOy is below the
CAAQS and thus the facility is expected to have a minor effect in the area of potential impact due to
PM_ .5 emissions.
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Table 2: Impacts from PMz s Emissions

CAAQS (all values in pg/m?)
Averaging Period Facility Background Total Limit
24 hours 1.3 15.0 16.3 27.0
Annual 0.5 7.3 7.8 8.8

Note that while there is no O. Reg. 419 limit specifically for PM..s, these emissions are considered in the
assessment of total suspended particulate (see subsection 5.4).

5.3  NOx

NOx emissions from natural gas fired HVAC units are also considered. While Guideline A-10 does identify
facilities with site-wide total emissions under 20 million kJ per hour as ones which “may emit
contaminants in negligible quantities”, these emissions were added to the modelled NOx emissions from
truck movements to determine point of impingement concentrations in the potential influence area. For
this assessment, the current version of AERMOD (v 19191) was used. Emission rates of NOx were
calculated using the US EPA document Compilation of Air Emissions Factors (AP-42). These results were
compared to the CAAQS and O.Reg. 419 standards for allowable point of impingement concentrations
of NOx.

The maximum predicted concentration of nitrogen oxides at any sensitive receptor resulting from
operations at the facility on top of background levels is shown in Table 3, the total concentration of NOx
is below the CAAQS and O. Reg. 419 standards and thus the facility is expected to have minor effect in
the area of potential impact due to NOx emissions.

Table 3: Impacts from NOx emissions

CAAQS (all values in ppb)

Averaging Period Facility Background Total Limit
24 hours 7.7 21.0 28.7 42.0
Annual 1.8 8.8 10.6 12.0

0. Reg. 419/05 (all values in pg/m?3)

Averaging Period Facility Background Total Limit
1 hour 35.8 105.0 140.8 400.0
24 hour 14.4 43.1 47.5 200.0
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5.4  Total Suspended Particulate Matter

As with fine PM_s, emissions are determined using MOVES3 and AP-42 emission factors. No other
significant sources of particulate matter are expected from operations at the site. The O. Reg. 419
standard for total suspended particulate is 120 pug/m? based on a 24-hour averaging period. The impact
from operations at the Facility is 11.5 pg/m3. As there is no ambient air quality standard for total
suspended particulate, AQHI stations do not collect this data. Background levels of PM2.5 are used to
represent background suspended particulate, giving a combined impact of 26.5 pug/m?, which is below
the O. Reg. 419 standard. Thus, the Facility is expected to have minor impact on the potential area of
influence due to total suspended particulate emissions.

6. CONCLUSIONS

The proposed warehousing and logistics development, at 772 Winston Churchill Boulevard meets the
minimum separation distance in the MECP D-6 Guidelines. It has a minor potential of air quality
(combustion products, odour and dust) impact on surrounding sensitive land uses within the potential
area of impact. Hence, this proposed development can be supported, based on MECP’s D-6 guidelines
and Ontario’s environmental (air) permitting criteria.

1. LIMITATIONS

The assessment and conclusion in this report are based on the information sources such as MECP’s
guides and guidelines, Client information, business website, satellite images and the information
collected from site visit. The community businesses, land use and zoning designations, and Facility
information are accurate at the time of preparation of the report. The status of these Facility business
may change at a later date which may impact the conclusion of this report. This report is prepared for
exclusive use of 772 Winston Churchill Limited Partnership, their representatives and stakeholders of
the proposed development. The assessment presented in this report is not applicable to other sites.
Any changes to the development site plans and the neighboring land uses may require revision of this
assessment.
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Definitions of Classes from Guideline D-6

A Class 1 Industrial Facility is “A place of business for a small scale, self-contained plant or building which
produces/stores a product which is contained in a package and has low probability of fugitive emissions.
Outputs are infrequent, and could be point source or fugitive emissions for any of the following: noise,
odour, dust and/or vibration. There are daytime operations only, with infrequent movement of products
and/or heavy trucks and no outside storage”.

A Class 2 Industrial Facility is “A place of business for medium scale processing and manufacturing with
outdoor storage of wastes or materials and/or there are periodic outputs of minor annoyance. There
are occasional outputs of either point source or fugitive emissions for any of the following: noise, odour,
dust and/or vibration, and low probability of fugitive emissions. Shift operations are permitted and there
is frequent movement of products and/or heavy trucks during daytime hours”.

A Class 3 Industrial Facility is “A place of business for large scale manufacturing or processing, business
characterized by: large physical size, outside storage of raw and finished products, large production
volumes and continuous movement of products and employees during daily shift operations. It has
frequent outputs of major annoyance and there is a high probability of fugitive emissions”.
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APPENDIX C

Town of Oakville Zoning Bylaw 2014-014
Part 10 — Employment Zones
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