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1.0 INTRODUCTION 

111 Victoria Street Inc. (Applicant) retained SONAIR Environmental Inc. (SONAIR) to prepare 

a Land Use Compatibility Study (Air and Noise) in support of a Zoning By-law Amendment 

(ZBA) and Official Plan Amendment (OPA) for a proposed residential development to be 

located at 111 Victoria Street in Welland. The proposal would introduce permission for a 

sensitive land use to a residential, commercial, and industrial area. At the request of the City of 

Welland, a Land Use Compatibility Study with respect to air, and noise/vibration is required. 

No rail lines exist within 75m of the proposed development. The rail corridor to the East of the 

proposed development is located approximately 80m away; therefore, vibration resulting from 

the railway is not considered to be a concern and will not be further discussed. 

The purpose of this assessment is to determine if emissions from surrounding sources might 

adversely impact proposed sensitive land uses within the development. This study was conducted 

in accordance with the Ministry of the Environment, Conservation, and Parks (MECP) 

Guidelines: 

Guideline D-1: Land Use Compatibility 

Guideline D-6: Compatibility between Industrial Facilities and Sensitive Land Uses 

NPC-300: Environmental Noise Guideline Stationary and Transportation Sources 

Approval and Planning 

1.1 Subject Site 

The Applicant is proposing to re-develop the property located at 111 Victoria Street in 

Welland. The proposed development is a 4-storey apartment building consisting of 35 

residential units. 

The proposed development is surrounded by existing residential, commercial, and industrial 

areas. The nearest existing residential area is located to the immediate West and South of the 

subject site. The subject site is shown in Appendix A. 

The surrounding land use can be characterized as shown in Table 1. 
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Table 1 Summary of Surrounding Land Use 

Direction Land Use 

North Residential, Light Industrial 

East Light Industrial, General Industrial, Commercial 

South Residential, General Industrial, Commercial 

West Residential, Light Industrial 

2.0 LAND USE COMPATIBILITY GUIDANCE 

2.1 Guideline D-6: Compatibility between Industrial Facilities and Sensitive Land Uses 

Guideline D-6 Compatibility Between Industrial Facilities and Sensitive Land Uses, sets out 

three (3) distinct classes of facilities. The criterion is provided in Table 2 below. 

Table 2 Guideline D-6 Industrial Categorization Criteria 

Category 

CLASS I 

CLASS II 

Outputs 

NOISE: 
Sound not audible off 
property. 
DUST and/or ODOUR: 
Infrequent and not intense. 
VIBRATION: 
No ground- borne vibration 
on plant property. 
NOISE: 
Sound occasionally audible 
off property. 
DUST and/or ODOUR: 
Frequent and occasionally 
intense. 
VIBRATION: 
Possible ground-borne 
vibration, but cannot be 
perceived off property. 

Scale 

- No outside storage 
- Small scale plant 
or scale is irrelevant 
in relation to all 
other criteria for this 
Class 

- Outside storage 
permitted 
- Medium level of 
production allowed 

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 

Operation & 
Intensity 

- Daytime 
operations only 
- Infrequent 
movement of 
products and/or 
heavy trucks 

- Shift operations 
permitted 
- Frequent 
movement of 
products and/or 
heavy trucks with 
the majority of 
movements during 
daytime hours 

CLASS III NOISE: 
Sound frequently audible off 
property. 
DUST and/or ODOUR: 
Persistent and/or intense. 
VIBRATION: 
Ground-borne vibration can 
frequently be perceived off 
property. 

- Outside storage of 
raw and finished 
products 
-Large production 
levels 

- Open process 
- Frequent outputs 
of major 
annoyances 
- High probability 
of fugitive 
emissions 

- Continuous 
movement of 
products and 
employees 
- Daily shift 
operations permitted 
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The study area for Land Use Compatibility Assessments is established in the D-Series 

Guidelines. Depending on the Facility Class categorization around the facility the potential 

influence area will be as set out in Table 3 below. SONAIR has conservatively taken the position 

to review the impact from 1,000 meters around the subject site. The recommended setback 

distances as a function of Facility Class are also provided in Table 3. 

Table 3 Guideline D-6 Minimum Separation Distances and Potential Influence Areas 

Class Recommended Separation Distance Potential Influence Area 

I 20 70 

II 70 300 

III 300 1000 

Further to Table 3, the D-6 guideline also suggests that while separation distances are typically 

measured between property lines, there is an alternative which allows for measuring from a 

specific source to the sensitive receptor. Additionally, guideline D-6 provides allowances for 

reducing the minimum separation distance required based on mitigation at industrial sites and 

provides for exceptions to the Minimum Separation Distances for some development sites. 

3.0 IDENTIFIED FACILITIES WITHIN STUDY AREA 

The 1,000 meter study area surrounding the proposed development is developed with 

predominantly residential, commercial, and industrial land uses. Table 4 below provides a 

summary of the surrounding land uses, the nature of their operations, and if any potential conflict 

exists. 
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Table 4 Study Area Classification 

Facility Address 
Distance 

(m) 
Operations ECA/EASR (Year) 

MECP 
Industrial 

Class 
Comments 

Next Generation 
Volkswagen Dismantlers 

/ Horsepower Alley 
Motorcycle Garage 

236 Burgar St 20 
Auto Parts 

Dismantler / 
Motorcycle Repair 

- I 
Within Potential 
Influence Area 

11 Motors 212 Burgar St 65 
Dealership / Vehicle 

Storage 
- I 

Within Potential 
Influence Area 

Welland Metal Supplies 208 Burgar Street 119 
Sheet Metal 
Contractor 

- I Acceptable Range 

Digital Detail 23 Hagar St 156 Car Detailing Service - I Acceptable Range 

JR S Service Centre 25 Hagar St 156 Auto Repair Shop - I Acceptable Range 

Whiting Equipment 
Canada Inc 

350 Alexander St 427 
Industrial Equipment 

Supplier 
- II Acceptable Range 

Anderson Custom Auto 
Body & Paint / A-1 Auto 

Detailing Oil Change 
285 Division St 701 Auto Repair Shop - I Acceptable Range 

NAPA Auto Parts -
Sewell's Automotive 

Supply 
300 E Main St 846 

Auto Repair Shop / 
Parts Store 

- I Acceptable Range 

MOBIL / U-Haul 
Neighborhood Dealer 

446 E Main St 915 
Gas Station / Truck 

Rental Agency 
- I Acceptable Range 

7-Eleven 477 E Main St 902 
Convenience Store / 

Gas Station 
- I Acceptable Range 

Canada Forgings Inc. 17 Welland Street 229 Forging II 
Within Potential 
Influence Area 

Gil's Auto 162 Empire St 283 Auto Repair Shop - I Acceptable Range 

Canada Forgings Inc. 130 Hagar St 298 Head Office - 0 No Adverse Impact 
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Facility Address 
Distance 

(m) 
Operations ECA/EASR (Year) 

MECP 
Industrial 

Class 
Comments 

Small Storage 
Incorporated 

137 Duncan St 314 Self Storage - I Acceptable Range 

3476-9ZGJXZ (2015) -

Business Complex 129 Hagar St 109 

Auto Repair Shop / 
Office / Marketing / 
Gym / Equipment 

Mfg. 

N/A (Registered under 
Hartbridge Environmental 

Inc) 
4786-5BRVB9 (2002) -
N/A (Registered under 

I Acceptable Range 

DomSource Inc) 
Restaurant / Bank / 8425-5ANTRT (2002) -

Plaza 300 Lincoln St 109 
Pharmacy / Grocery 

Store / Gym / 
N/A (Registered under 
Convergys Customer 

II 
Within Potential 
Influence Area 

Cannabis Store Management Canada Inc) 
NAPA AUTOPRO -
Welland Auto Pro 

1 Southworth St N 551 Auto Repair Shop - I Acceptable Range 

Niagara CounterTops 
Ltd. 

268 Plymouth Rd 976 
Cabinets & 
Countertop 

Manufacturer 
7686-67RM4R (2004) I Acceptable Range 

Petro-Pass Truck Stop 286 Lincoln St 104 Gas Station - I Acceptable Range 
Ward Industrial 
Equipment Inc 

123 Victoria St 6 
Vehicle / Machine 

Manufacturer 
4552-57JSJ2 (2002) II 

Recommended Min 
Not Met 

Silver Creek Cabinetry 249 Burgar St 56 
Cabinet 

Manufacturer 
0398-7UFQ34 (2009) I 

Within Potential 
Influence Area 

JK Motors 230 King St 635 Auto Repair Shop - I Acceptable Range 
Urge to Purge Inc. 46 Young St 669 Janitorial Service - I Acceptable Range 

*Class 0 (SONAIR classification) is neither Class I, II, or III and is not anticipated to adversely impact the proposed development. 
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4.0 IDENTIFIED FACILITIES WITH POTENTIAL IMPACT 

Numerous facilities were identified as having potential for an adverse impact as a result of this 

proposed sensitive land use. 

4.1 Next Generation Volkswagen Dismantlers / Horsepower Alley Motorcycle Garage 

Next Generation Volkswagen Dismantlers (Next Generation) is a vehicle components 

dismantler, while Horsepower Alley Motocycle Garage (Horsepower) is motorcycle repair shop, 

both of which are located within the same building. Although no hours of operation can be 

identified for Next Generation, it is anticipated that the facility only operates during the daytime 

hours, while Horsepower operates Monday to Fridays from 9:30am to 3pm. Anticipated 

operations for Next Generation include dismantling parts from vehicles for resale, whereas 

Horsepower repairs motorcycles. The facility is located approximately 20m from the proposed 

site and is classified as a Class I facility. The facility is located within the potential influence 

area, but beyond the minimum separation distance. 

A search in the MECP approval database returned no results for this site. Based on the site visit 

conducted by staff at SONAIR on November 26, 2024, no dust, odour, and/or noise/vibration 

concerns were identified. 

Odour and noise are not expected to be a concern given that the operations are not considered 

significant sources of odour, and the dismantling/repair operations are conducted within an 

enclosed building where noise is not typically audible off-property based on the scale of its 

operations. 

Dust emissions may be generated from the unpaved roadway; however, not expected to be a 

major concern based on the nature of its operations where movement of vehicles is not a frequent 

occurrence. 

A wind rose has been developed from available meteorological conditions, attached in Appendix 

B, indicating that prevailing winds are generally blowing from the West to the East, where dust 

emissions, if any, are typically directed away from the proposed development. Existing 

residential dwellings are also located to the immediate North, West and South of the facility. 

Impact on the proposed development would be similar in nature compared to existing residences. 

© 2024 SONAIR Environmental Inc. Page 11 
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Given the above rationale, it is not anticipated that this facility would adversely impact the 

proposed development from an air quality and noise perspective. 

4.2 11 Motors 

11 Motors is a car dealership that operates Monday Thursday from 12pm to 8pm, and Friday and 

Saturdays from 10am to 6pm. Anticipated operations include vehicle sale and resale. The facility 

are located approximately 65m from the proposed site and is classified as a Class I facility. The 

facility is located within the potential influence area, but beyond the minimum separation 

distance. 

A search in the MECP approval database returned no results for this site. Based on the site visit 

conducted by staff at SONAIR on November 26, 2024, no dust, odour, and/or noise/vibration 

concerns were identified. 

Odour and noise are not expected to be a concern given that the operations are not considered 

significant sources of odour and noise based on the nature of its operations. 

Dust emissions may be generated from the unpaved storage yard; however, not expected to be a 

major concern based on the nature of its operations where movement of vehicles is not a frequent 

occurrence. The lot will primarily be used for vehicle parking and display as part of the 

dealership operation. 

The developed wind rose, found in Appendix B, indicates that prevailing winds are generally 

blowing from the West to the East, where dust emissions, if any, are typically directed away 

from the proposed development. Existing residential dwellings are also located to the immediate 

West and South of the facility. Impact on the proposed development would be similar in nature 

compared to existing residences. 

Given the above rationale, it is not anticipated that this facility would adversely impact the 

proposed development from an air quality and noise perspective. 

4.3 Canada Forgings Inc. 

Forging Canada Inc is a forging facility that may operate during the daytime, evening, and 

nighttime. Anticipated operations include rolled rings, open die, and closed die forging, as well 

as heat treatment and rough machining for forgings. This facility is located approximately 229m 

© 2024 SONAIR Environmental Inc. Page 12 
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from the proposed site and is classified as a Class II facility. The facility is located within the 

potential influence area, but beyond the minimum separation distance. 

A site visit was conducted by staff at SONAIR on November 26, 2024, where no dust, odour, 

and/or noise/vibration concerns were identified. 

A search in the MECP approval database shows that the facility has been issued an Air 

Certificate of Approval (CofA), #4509-8ACPAL on October 18, 2010, as shown in Appendix C. 

Details of the CofA in accordance with their application for approval (air and noise) indicate that 

the facility consists of the following processes and support units: 

- One (1) natural gas fired HVAC unit, having a maximum thermal input of 211,011 

kilojoules per hour; and 

- One (1) natural gas fired furnace, for the softening of metals, having a maximum thermal 

input of 9,495,503 kilojoules per hour. 

Given that the necessary air and noise assessments were completed in support of the approval, it 

is anticipated that the facility would be in compliance with the applicable air quality and noise 

standards and limits at the property line and beyond. 

Vibration resulting from forging hammers is also not expected to be a concern given the 

separation distance between the proposed development and the facility. 

Existing residential dwellings are also located to the immediate North and East, as well as 

residential dwellings to the West and Southwest of the facility that are in closer proximity 

compared to the proposed development. Impact on the proposed development is expected to be 

significantly less compared to the existing residences in closer proximity to the facility. 

Based on the above and given that the facility already has an obligation to meet regulatory 

requirements pertaining to air and noise emissions at the property line and beyond, no adverse 

impact is expected from this facility on the proposed development from an air quality and noise 

perspective. 

4.4 Plaza 

The commercial plaza located at 300 Lincoln Street consists of various establishments, such as 

restaurants, banks, pharmacy, grocery store, fitness center, cannabis store etc. Hours of 
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operations depend on the store, but is generally from Monday to Sunday between the hours of 

8am and 11pm, with the exception of the fitness center which operates from as early as 5am. The 

facility is located approximately 109m from the proposed site and is classified as a Class II 

facility solely based on the number of rooftop equipment. The facility is located within the 

potential influence area, but beyond the minimum separation distance. 

A search in the MECP approval database returned no results for this site. Based on the site visit 

conducted by staff at SONAIR on November 26, 2024, no dust, odour, and/or noise/vibration 

concerns were identified. All on-site roadways are paved, and the activities are not expected to 

create significant dust and odour impact off property based on the nature of its operations. 

Based on aerial imagery, numerous rooftop HVAC and condenser units were identified where 

noise emissions can be generated. The noise impact will be further investigated as part of the 

stationary noise assessment. 

Given the above rationale, it is not anticipated that this facility would adversely impact the 

proposed development from an air quality perspective. Noise impact will be further investigated 

as part of the noise assessment. 

4.5 Ward Industrial Equipment Inc. 

Ward Industrial Equipment Inc. is a custom bulk material handling equipment manufacturer that 

operates Monday to Friday from 7am to 3:30pm. Anticipated operations include metal 

fabrication, welding, spray painting, assembly etc. This facility is located approximately 6m 

from the proposed site and is classified as a Class II facility. The facility is located within the 

potential influence area, and minimum separation distance. 

A site visit was conducted by staff at SONAIR on November 26, 2024, where no dust, odour, 

and/or noise/vibration concerns were identified. 

A search in the MECP approval database shows that the facility has been issued an Air 

Certificate of Approval (CofA), #4552-57JSJ2 on February 25, 2002, as shown in Appendix C. 

Details of the CofA in accordance with their application for approval (air) indicate that the 

facility consists of the following processes and support units: 

© 2024 SONAIR Environmental Inc. Page 14 
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- One (1) spray booth for the application of solvent based coatings at a maximum rate of 

1.01 litres per hour, equipped with 7.2 square metres of dry type paint arrestor filters, 

exhausting into the atmosphere at a volumetric flow rate of 5.3 actual cubic metres per 

second, through a stack, having an exist diameter of 0.70 metre, and extending 3.8 metres 

above the local roof. 

Given that the necessary air assessments were completed in support of the approval, it is 

anticipated that the facility would be in compliance with the applicable air quality standards and 

limits at the property line and beyond. 

The developed wind rose, found in Appendix B, indicates that prevailing winds are generally 

blowing from the West to the East, where emissions, if any, are typically directed away from the 

proposed development. Existing residential dwellings are also located to the immediate West of 

the facility that are in similar proximity compared to the proposed development. Impact on the 

proposed development is expected to be similar compared to the existing residences in close 

proximity to the facility. 

Based on the above and given that the facility already has an obligation to meet regulatory 

requirements pertaining to air emissions at the property line and beyond, no adverse impact is 

expected from this facility on the proposed development from an air quality perspective. Noise 

impact will be further investigated as part of the noise assessment. 

4.6 Silver Creek Cabinetry 

Silver Creek Cabinetry is a custom cabinetry maker and installer that operates Monday to Friday 

from 9am to 5pm. Anticipated operations include cutting, sanding, spray painting and assembly. 

The facility is located approximately 56m from the proposed site and is classified as a Class I 

facility. The facility is located within the potential influence area, but beyond the minimum 

separation distance. 

A site visit was conducted by staff at SONAIR on November 26, 2024, where no dust, odour, 

and/or noise/vibration concerns were identified. 

A search in the MECP approval database shows that the facility has been issued an Air 

Certificate of Approval (CofA), #0398-7UFQ34 on August 4, 2009, as shown in Appendix C. 
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Details of the CofA in accordance with their application for approval (air and noise) indicate that 

the facility consists of the following processes and support units: 

- One (1) cross draft paint spray booth for the application of solvent based coatings at a 

maximum rate of 8.0 litres per hour, equipped with one (1) spray gun and 5.6 square 

metres of dry type paint arrestor filters, exhausting into the atmosphere at a volumetric 

flow rate of 4.6 cubic metres per second, through a stack, having an exit diameter of 0.61 

metre, extending 4.3 metres above the roof and 8.3 metres above grade. 

Given that the necessary air and noise assessments were completed in support of the approval, it 

is anticipated that the facility would be in compliance with the applicable air and noise quality 

standards and limits at the property line and beyond. 

Existing residential dwellings are also located to the immediate North, East, and South of the 

facility that are in closer proximity compared to the proposed development. Impact on the 

proposed development is expected to be less compared to the existing residences in close 

proximity to the facility. 

Based on the above and given that the facility already has an obligation to meet regulatory 

requirements pertaining to air and noise emissions at the property line and beyond, no adverse 

impact is expected from this facility on the proposed development from an air quality and noise 

perspective. 

5.0 TRANSPORTATION NOISE IMPACT ASSESSMENT 

5.1 Location of Assessed Noise Impact 

The locations of the Plane of Windows (POW) were determined in accordance with NPC-300. 

These locations can be evaluated in Appendix A. The assessed locations are deemed to be the 

most impacted units based on distance to the roadway, location of existing barriers, and line of 

sight to the roadway. 

Balconies are the only Outdoor Living Areas (OLA) considered for the proposed development; 

however, the depth of the balconies are less than 4m; therefore, the balconies have not been 

assessed as OLA, in accordance with NPC-300. 
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5.2 Road & Rail Noise Criteria 

Road and rail noise limits for new developments have been established by the Ministry of 

Environment, Conservation and Parks (MECP) in NPC-300. The values for daytime, and 

evening hours are provided in Table 5 below: 

Table 5 Road and Rail Noise Sound Level Limits 

Time Period Leq (dBA) 

07:00 to 23:00 55 (Measured at OLA) 

07:00 to 23:00 55 (Measured at POW) 

23:00 to 07:00 50 (Measured at POW) 

If predicted noise levels at the OLA and/or at the POW are equal or less than the values in the 

above table, no noise control measures are required. If predicted noise levels exceed the limits, 

then the following clauses or actions are required: 

Table 6 Required Noise Clauses or Actions 

Time Period Location Sound 

Pressure 

Level (dBA) 

Requirements 

07:00 to 23:00 

(Daytime) 

OLA 55 No Requirements 

55 < Leq 60 

> 60 

07:00 to 23:00 

(Daytime) 

POW 55 No Requirements 

55 < Leq 65 

> 65 Central A/C, Building Component Specifications 

23:00 to 07:00 

(Nighttime) 

POW 50 No Requirements 

50 < Leq 60 

> 60 Central A/C, Building Component Specifications 

© 2024 SONAIR Environmental Inc. Page 17 



     
        

        

              

               

               

 

        

          

  

   

      

      

 

     

            

               

                

                

           

       

   

    

    

       

     

 

 

 

 

 

  

 

     

     

       

     

111 Victoria Street, Welland December 31, 2024 
Land Use Compatibility Study (Air and Noise) SE #: 1346.001 

Where daytime (07:00 to 23:00) sound pressure levels exceed 65 dBA, and/or nighttime (23:00 

to 07:00) sound pressure levels exceed 60 dBA, the residential dwellings must be designed such 

that the indoor sound as measured at the bedroom or living/dining room meets the following 

criteria: 

Table 7 Indoor Sound Pressure Level Limits 

Indoor Location & Time Period Sound Pressure Level, Leq (dBA) 

Road Rail 

Living/Dining 45 40 

Bedroom (07:00 to 23:00) 45 40 

Bedroom (23:00 to 07:00) 40 35 

5.3 Road & Rail Traffic Volumes 

Road traffic data was obtained from the Welland Planning and Development Services 

department. The City provided 2013 AADT traffic data for Lincoln Street and Burgar Street. A 

2% compounding annual growth rate was used to obtain traffic volumes for the year of 2034. 

The vehicle distribution for both roadways was assumed to be 90% cars, 5% trucks, 5% heavy 

vehicles. The posted speed limit for both roadways is 50 km/hr. 

Table 8 AADT Road Traffic Volumes 

Year 

2023 

Roads 

Lincoln Street 

Total 

13,149 

2023 Burgar Street 2,762 

Table 9 Forecasted Road Traffic Volumes 

Roads Time Period Total Cars 

(Light) 

Trucks 

(Medium) 

Trucks 

(Heavy) 

Lincoln Street Daytime 14,714 13,243 736 736 

Nighttime 1,635 1,471 82 82 

Burgar Street Daytime 3,091 2,782 155 155 

Nighttime 343 309 17 17 

© 2024 SONAIR Environmental Inc. Page 18 



     
        

        

                 

                

                 

        

      

   

 

 

 

  

 

 

  

  

 

       

 

     

            

       

  

 

  

 

 

 

 

  

  

 

  

  

 

        

        

        

        

 

  

        

                  

              

        

           

                 

                   

111 Victoria Street, Welland December 31, 2024 
Land Use Compatibility Study (Air and Noise) SE #: 1346.001 

Rail traffic data for the railway to the East of the proposed development was obtained from GIO 

Railways, and is summarized in Table 10 below. The railway corridor is known as the Canal 

Spur and is operated by GIO Railways for freight trains. The rail data was forecasted to 2034 

using a 2.5% compounding annual growth rate. 

Table 10 Rail Traffic Volumes 

Rail Type Volume 

(Day/Night) 

Projected 

(Day/Night) 

Cars per 

Train 

Locomotive 

per Train 

Max Speed 

(kph) 

GIO Freight 2/0 2.6/0 30 1 16 

5.4 Road & Rail Traffic Noise 

Predicted sound levels for the most impacted facades in the development are: 

Table 11 Traffic Noise Model Details 

Receiver 

R1 

R2 

R3 

OLA/ 

POW 

POW 

POW 

POW 

Barrier / 

Parapet 

-

-

-

Receptor 

Elevation 

(m) 

10.8 (4th Floor) 

10.8 (4th Floor) 

10.8 (4th Floor) 

Noise at 

Receiver Day 

(dBA) 

53.2 

55.8 

59.1 

Noise at 

Receiver Night 

(dBA) 

45.8 

48.2 

52.3 

R4 POW - 10.8 (4th Floor) 58.1 51.6 

5.5 Minimum Requirements 

5.5.1 Plane of Window (POW) North Facade 

The predicted daytime noise levels at the POW for units on the North façade are below 55 dBA, 

and below 50 dBA during nighttime. Therefore, no further noise attenuation or warning clauses 

are required for units on the North facade. 

5.5.2 Plane of Window (POW) East, South, and West Facades 

The predicted daytime noise levels at the POW for some units on the East, South, and West 

facades are in excess of 55 dBA, and in excess of 50 dBA during nighttime. It is required that 

© 2024 SONAIR Environmental Inc. Page 19 



     
        

        

                

     

  

      

               

       

  

 

             

              

                

          

 

   

             

        

   

            

              

             

            

                

               

       

111 Victoria Street, Welland December 31, 2024 
Land Use Compatibility Study (Air and Noise) SE #: 1346.001 

these units be designed with a provision for central air conditioning such that the windows can 

leases and purchase and 

sale agreements. 

5.5.3 Proximity to Facilities and Railway 

Given the proximity of the proposed development to surrounding facilities and the railway to the 

East 

sale agreements for all proposed residential units. 

5.6 Warning Clauses 

This dwelling unit has been designed with the provision for adding central air 

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 

Municipal and the Ministry of the Environment, Conservation and Parks. 

Facility Warning Clause 

Purchasers/tenants are advised that due to the proximity of the adjacent facilities, noise 

from the facility may at times be audible. 

Railway Warning Clause 

Purchasers/tenants are advised that GIO Railways, CN, or their successors, have an 

operating right-of-way within 300 metres from the land subject hereof and there may be 

alterations to the right-of-way including the possibility that the railway may expand its 

operations, which expansion may affect the living environment of the residents notwithstanding 

the inclusion of any noise and vibration attenuating measures in the design of the subdivision and 

individual units, and that the Railway will not be responsible for complaints or claims arising 

from use of its facilities and/or operations. 

© 2024 SONAIR Environmental Inc. Page 20 



     
        

        

       

              

                

              

                

               

                

        

               

                 

             

            

                 

            

              

       

               

               

       

     

              

                

               

  

               

            

                

      

111 Victoria Street, Welland December 31, 2024 
Land Use Compatibility Study (Air and Noise) SE #: 1346.001 

6.0 IMPACT OF THE DEVELOPMENT ON ITSELF 

Mechanical units proposed as part of the development may transmit noise to adjacent spaces 

within the building. The Ontario Building Code specifies that a minimum STC rating of 50 is 

required for walls between units in a multi-tenant building in order to maintain adequate 

acoustical privacy. If applicable, a minimum STC rating of 55 is required for units adjacent to 

elevator shaft and refuse chute. Further, it is recommended that units adjacent to noise generating 

spaces, such as indoor amenity and commercial spaces also meet a minimum STC rating of 55. 

7.0 IMPACT OF THE DEVELOPMENT ON THE ENVIRONMENT 

Mechanical units as part of the proposed development have yet to be proposed, designed and 

finalized at this time. It is expected that proposed mechanical units will be able to meet the NPC-

300 daytime, evening, and nighttime exclusionary sound level limits at the surrounding sensitive 

receptors with the appropriate equipment selection, and potential controls in place. Compliance 

can be achieved by strategically placing these units such that it disrupts the direct line of sight 

and introducing adequate setback from the sensitive receptors. Adequate controls, such as 

screens, acoustic barriers and/or parapets, and silencers can also be installed to mitigate potential 

impact on the surrounding noise sensitive receptors. 

It is recommended that the noise impact be reassessed by a qualified acoustical consultant once 

detailed drawings become available at the site plan approval stage of the review process to 

determine if any mitigations will be required. 

8.0 STATIONARY NOISE IMPACT ASSESSMENT 

Based on the land use compatibility assessment, two (2) facilities were identified as having 

sources that may be considered significant and have been included as part of this stationary noise 

impact assessment. Location of the facility relative to the proposed development can be found in 

Appendix A. 

Aerial images were used to identify the stationary sources of concern for the facility. Noise 

levels of these equipment were obtained from measurements from other completed projects 

and/or SONAIR Database based on equipment of similar type and size. The types of sources and 

the modelling scenarios are discussed below. 
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111 Victoria Street, Welland December 31, 2024 
Land Use Compatibility Study (Air and Noise) SE #: 1346.001 

8.1 Plaza 

The commercial plaza consists of various establishments, such as restaurants, banks, pharmacy, 

grocery store, fitness center, cannabis store etc, located at 300 Lincoln Street, approximately 

109m East of the proposed development. Hours of operations depend on the store, but is 

generally from Monday to Sunday between the hours of 8am and 11pm, with the exception of 

the fitness center which operates from as early as 5am. 

The primary source of noise associated with this facility is anticipated to be the rooftop HVAC 

and condenser units, as well as truck movements. The location of these sources is shown in 

Appendix A. 

The following parameters have been used to model the noise impact for the various time 

segments of the day: 

Daytime/Evening: 

o Rooftop HVAC and condenser units operating 60min/hr 

o 2 heavy truck movements per hour at a speed of 20 km/hr 

Nighttime: 

o Rooftop HVAC units operating 30min/hr 

o Rooftop condenser units operating 60min/hr 

o 1 heavy truck movement per hour at a speed of 20 km/hr 

8.2 Ward Industrial Equipment Inc. 

Ward Industrial Equipment Inc. is a custom bulk material handling equipment manufacturer 

located approximately 6m East of the proposed development that operates Monday to Fridays 

from 7am to 3:30pm. Although hours of operation only indicate daytime operations, limited 

operations has been assumed to also occur during the evening and nighttime periods for 

conservatism. 

The primary source of noise associated with this facility is anticipated to be the spray paint 

booth, as well as truck movements. The location of these sources is shown in Appendix A. 

The following parameters have been used to model the noise impact for the various time 

segments of the day: 
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Land Use Compatibility Study (Air and Noise) SE #: 1346.001 

Daytime/Evening: 

o Spray paint booth operating 60min/hr 

o 2 heavy truck movements per hour at a speed of 20 km/hr 

Nighttime: 

o Spray paint booth operating 60min/hr 

8.3 Noise Modelling 

An acoustical model of the building was prepared using SoundPlan (V8.2). SoundPlan calculates 

the sound levels surrounding the building according to the ISO standard 9613. The ISO 

calculation methodology, considered a conservative approach, accounts for reduction in sound 

levels with distance due to geometrical spreading, air absorption, ground attenuation, digital 

ground elevation, and acoustical shielding. The parameters used were in accordance with the ISO 

standard: 

Ground absorption was set to 0 for hard grounds 

Only 1st order reflections were considered 

The digital ground level model was exported from Google Earth. 

8.4 Point of Reception 

Two (2) points of reception (R1 and R2) representing the POW on the East façade was 

considered for this stationary source assessment. The receptor was assessed at a height of 10.8m 

representing the 4th floor units. The location of the Point of Reception is shown in Appendix A. 

8.5 Rationale for Selecting Applicable Noise Guideline Limits for Stationary Sources 

The applicable guides used for this assessment are the MECP NPC-300 Environmental Noise 

Guideline for Class 1 Areas. These guidelines state that the one-hour sound exposure (Leq) from 

stationary sources in Class 1 Areas shall not exceed the limits from the following table: 

Table 12 NPC-300 Limits for Class 1 Areas 

Time Plane of Window Outdoor Point of Reception 

07:00 to 19:00 50 50 

19:00 to 23:00 50 50 

23:00 to 07:00 45 -
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111 Victoria Street, Welland December 31, 2024 
Land Use Compatibility Study (Air and Noise) SE #: 1346.001 

8.6 Predictable Worst-Case Impact Operating Scenario for Stationary Sources 

The predictable worst-case impact is assessed by comparison of predictable worst-case operating 

noise with the applicable guideline limits. Appendix G, summarizes and compares the stationary 

source impacts with the applicable NPC-300 guideline minima for Class 1 noise level. 

The facilities are expected to meet the MECP prescribed limits under NPC-300 during the 

daytime, evening, and nighttime. 

9.0 CONCLUSION 

SONAIR Environmental Inc. was retained by 111 Victoria Street Inc. to prepare a Land Use 

Compatibility Study (Air and Noise) in support of a Zoning By-law Amendment (ZBA) and 

Official Plan Amendment (OPA) application for a residential development to be located at 111 

Victoria Street in Welland. 

Based on the assessment of the industrial and commercial land uses in the vicinity of the subject 

-6 Guidelines, there are no facilities that are expected to adversely 

impact the proposed development from an air quality and noise perspective. 

Noise levels from roadways/railways are predicted to exceed applicable NPC-300 guideline 

limits during the daytime and nighttime at numerous POW receptors. Therefore, it is required 

that the applicable warning clauses, and provision for A/C requirements be implemented as per 

Sections 5.5 and 5.6. 

Noise levels from stationary sources are predicted to be below the Class 1 limits on the proposed 

development 

surrounding facilities, is required to be registered on title leases and purchase and sale 

agreements. 

With the inclusion of the Warning Clauses, it is not anticipated that the proposed development 

will result in new operational constraints or limit the ability of major facilities to apply or uphold 

applicable MECP approvals. 
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111 Victoria Street Inc. SE#: 1346.001 
Stationary Noise Assessment 

Source Summary Table 

X Y Z rel. Z 

Daytime / 
Evening 
(07:00 -
23:00) 

Nightime 
(23:00 -
07:00) 

C1_RTU1 Rooftop HVAC Unit (10-ton) 88.3 1.8 6.8 643684.59 4760666.90 185.80 6.8 60 30 
C1_RTU2 Rooftop HVAC Unit (10-ton) 88.3 1.8 6.8 643672.58 4760665.32 185.80 6.8 60 30 
C1_RTU3 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643666.15 4760663.14 185.60 6.6 60 30 
C1_RTU4 Rooftop HVAC Unit (10-ton) 88.3 1.8 6.8 643658.45 4760661.14 185.80 6.8 60 30 
C1_RTU5 Rooftop HVAC Unit (10-ton) 88.3 1.8 6.8 643652.36 4760667.49 185.80 6.8 60 30 
C1_RTU6 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643646.18 4760667.58 185.60 6.6 60 30 
C1_RTU7 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643637.64 4760664.65 185.60 6.6 60 30 
C1_RTU8 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643622.55 4760677.69 185.60 6.6 60 30 
C1_RTU9 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643621.95 4760673.62 185.60 6.6 60 30 

C1_RTU10 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643615.08 4760656.64 185.60 6.6 60 30 
C1_RTU11 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643614.07 4760655.71 185.60 6.6 60 30 
C1_RTU12 Rooftop HVAC Unit (10-ton) 88.3 1.8 6.8 643605.29 4760666.85 185.80 6.8 60 30 
C1_RTU13 Rooftop HVAC Unit (10-ton) 88.3 1.8 6.8 643600.58 4760662.07 185.80 6.8 60 30 
C1_RTU14 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643564.90 4760656.81 185.60 6.6 60 30 
C1_RTU15 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643551.43 4760665.91 185.60 6.6 60 30 
C1_RTU16 Rooftop HVAC Unit (15-ton) 92.5 2.0 7.0 643575.00 4760670.38 186.00 7.0 60 30 
C1_RTU17 Rooftop HVAC Unit (10-ton) 88.3 1.8 6.8 643564.50 4760677.37 185.80 6.8 60 30 
C1_RTU18 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643555.15 4760686.26 185.60 6.6 60 30 
C1_RTU19 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643583.06 4760697.98 185.60 6.6 60 30 
C1_RTU20 Rooftop HVAC Unit (10-ton) 88.3 1.8 6.8 643564.89 4760695.85 185.80 6.8 60 30 
C1_RTU21 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643557.82 4760707.50 185.60 6.6 60 30 
C1_RTU22 Rooftop HVAC Unit (10-ton) 88.3 1.8 6.8 643582.57 4760720.41 185.80 6.8 60 30 
C1_RTU23 Rooftop HVAC Unit (10-ton) 88.3 1.8 6.8 643570.55 4760717.98 185.80 6.8 60 30 
C1_RTU24 Rooftop HVAC Unit (10-ton) 88.3 1.8 6.8 643554.94 4760736.18 185.80 6.8 60 30 
C1_RTU25 Rooftop HVAC Unit (10-ton) 88.3 1.8 6.8 643546.81 4760720.71 185.99 6.8 60 30 
C1_RTU26 Rooftop HVAC Unit (10-ton) 88.3 1.8 6.8 643538.22 4760717.22 186.23 6.8 60 30 
C1_RTU27 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643544.53 4760695.60 185.77 6.6 60 30 
C1_RTU28 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643551.12 4760695.58 185.60 6.6 60 30 
C1_RTU29 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643546.66 4760678.59 185.60 6.6 60 30 

Sound 
Power 
Level 
(dBA) 

Source Co-ordinate 
(m) 

Source ID Source Description 

Operating Time 
(min/hr) 

Height 
Above Roof 

(m) 

Height 
Above 

Ground 
(m) 

Commercial 1 

SONAIR Environmental Inc. 



   
  

 

 

  
 

  

 
  

  

 
 

 

  

 

 
 

 
 

   

   

   

   

   

   

   

   

   

   

   

   

   

   

  

  

 

  

111 Victoria Street Inc. SE#: 1346.001 
Stationary Noise Assessment 

Source Summary Table 

Source Co-ordinate Operating Time 

Source ID Source Description 

Sound 
Power 
Level 
(dBA) 

Height 
Above Roof 

(m) 

Height 
Above 

Ground 
(m) X Y 

(m) 

Z rel. Z 

(min/hr) 

Daytime / 
Nightime 

Evening 
(23:00 -

(07:00 -
07:00) 

23:00) 

C1_RTU30 Rooftop HVAC Unit (10-ton) 88.3 1.8 6.8 643537.85 4760667.55 185.98 6.8 60 30 
C1_RTU31 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643524.39 4760665.44 186.34 6.6 60 30 
C1_RTU32 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643514.08 4760662.47 186.60 6.6 60 30 
C1_RTU33 Rooftop HVAC Unit (15-ton) 92.5 2.0 7.0 643477.72 4760658.47 187.00 7.0 60 30 
C1_RTU34 Rooftop HVAC Unit (10-ton) 88.3 1.8 6.8 643514.07 4760670.21 186.80 6.8 60 30 
C1_RTU35 Rooftop HVAC Unit (4-ton) 75.6 1.6 6.6 643517.18 4760681.97 186.60 6.6 60 30 
C1_RTU36 Rooftop HVAC Unit (15-ton) 92.5 2.0 7.0 643495.34 4760685.69 186.60 6.6 60 30 
C1_RTU37 Rooftop HVAC Unit (15-ton) 92.5 2.0 7.0 643465.24 4760684.88 187.00 7.0 60 30 
C1_Con1 Rooftop Condenser Unit (8-fan) 88.1 2.0 7.0 643495.48 4760698.90 187.00 7.0 60 60 
C1_Con2 Rooftop Condenser Unit (6-fan) 86.9 2.0 7.0 643496.32 4760695.71 187.00 7.0 60 60 
C1_Con3 Rooftop Condenser Unit (6-fan) 86.9 2.0 7.0 643475.68 4760702.00 187.00 7.0 60 60 
C1_Con4 Rooftop Condenser Unit (6-fan) 86.9 2.0 7.0 643472.31 4760701.83 187.00 7.0 60 60 
C1_Con5 Rooftop Condenser Unit (6-fan) 86.9 2.0 7.0 643469.05 4760701.71 187.00 7.0 60 60 
C1_TRK1 Truck Movement 106.1 - 1.5 643498.73 4760565.58 181.50 1.5 2 events/hr 1 event/hr 

Commercial 2 

C2_PB1 Paint Booth Stack 86.7 3.8 10.8 643355.83 4760701.36 190.80 10.8 60 60 
C2_TRK1 Truck Movement 106.1 - 1.5 643313.63 4760564.53 181.50 1.5 1 event/hr 0 

SONAIR Environmental Inc. 



   
  

 

    
    

    
    

         

  

111 Victoria Street Inc. SE#: 1346.001 
Stationary Noise Assessment 

Noise Impact due to Commercial 1 against Class 1 Limits 

Daytime/Evening Receptors 
R1 R2 

East Façade - 4th Level 44.2 -
East Façade - 4th Level - 44.4 

Nighttime 
R1 R2 

East Façade - 4th Level 42 -
East Façade - 4th Level - 42.1 

Receptors 

SONAIR Environmental Inc. 



   
  

 

    
    

    
    

         

  

111 Victoria Street Inc. SE#: 1346.001 
Stationary Noise Assessment 

Noise Impact due to Commercial 2 against Class 1 Limits 

Daytime/Evening Receptors 
R1 R2 

East Façade - 4th Level 49.2 -
East Façade - 4th Level - 47.5 

Nighttime 
R1 R2 

East Façade - 4th Level 29.7 -
East Façade - 4th Level - 30.5 

Receptors 

SONAIR Environmental Inc. 
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