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Department of Community
& Development Services
Telephone (905) 468-3266
Facsimile (905) 468-0301

1593 Four Mile Creek Road
P.O. Box 100
Virgil, Ontario

L0S 1T0

Report: CDS-11-099 Committee Date: December 05, 2011

Due in Council: December 12, 2011

Report To: Community & Development Advisory Committee
Subject: Application for Official Plan and Zoning By-law Amendment - 144 & 176 

 John Street - Randwood Inn and Arts & Cultural Learning Centre

1. RECOMMENDATION
It is respectfully recommended that:
1.1 The draft Official Plan amendment attached as Appendix E for lands at 144 & 

176 John Street be forwarded to Council for adoption.
1.2 The draft Zoning By-Law amendment attached as Appendix F for lands at 144 

& 176 John Street be forwarded to Council for adoption.
1.3 The Official Plan Amendment, and Zoning By-law Amendment are consistent 

with the provincial policy statements issued under the Planning Act and do not 
conflict with provincial plans. 

1.4 That the property be designated under Part IV of the Ontario Heritage Act at 
the site plan approval stage.

2. PURPOSE / PROPOSAL
The applicant has requested an Official Plan and Zoning By-law amendment to 
permit a 106 room inn with a restaurant, spa facilities, a conference centre, a special 
events pavilion and an arts and learning centre on the property known as Randwood 
at 144 and 176 John Street.  Total coverage for all buildings existing and proposed 
buildings on the site will be 12%

To support and inform the application, the proponent has provided the following 
documents: a planning report; a needs assessment and market study; a heritage 
impact assessment; an environmental impact study; a preliminary servicing report; a 
report regarding the historic preservation of the landscape and gardens; a stage 1 
and 2 archaeological assessment; and a traffic impact and parking study.

The Official Plan and Zoning By-law amendments are the first stage in the approval 
process. A site plan application will be required to implement the proposed 
development with respect to building elevation design, landscaping, lighting, storm 
water management etc. The site plan application will be submitted following 
Council's decision regarding the Official Plan and Zoning By-law amendments.
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3. BACKGROUND
The property now known as Randwood was originally part of a 160 acre Crown grant 
made to Peter Russell in 1796. The land passed from Russell, who was Receiver 
General from 1792-1796, to the Honourable William Dickson, a member of 
parliament and one of Upper Canada's first lawyers. Dickson subdivided his property 
between his 2 sons, one of whom constructed the house now known as Randwood. 
The property was purchased as a summer home in 1905 by George F. Rand, a 
prominent American banker. The Rands made a number of significant changes to 
the property including alterations to the main house; construction of the Colonial 
Revival Devonian House in 1921; alterations to the Coach House in 2001; and major 
formal landscaping by the firm of Dunnington-Grubb Landscape Architects  carried 
out over a span of approximately 20 years between 1920 and 1940.

There are 3 existing buildings on the site, the original Randwood House, the 
Devonian or Sheets House, a renovated coach house and 2 gazebos. A high wall 
encloses the property along John and Charlotte Streets. There are currently 2 gated 
entrances to the site on John Street. The property is bisected by One Mile Creek 
which runs generally north south through the property on the west side. The creek 
splits at the rear of the properties on Christopher Street.  At this point a tributary of 
the creek runs east/west through the estate.
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Site Description and Surrounding Land Use  
The property is located at the southwest corner of John and Charlotte Streets.  The 
site is approximately 13.29 acres in size and is surrounded on 2 sides (Charlotte and 
John Street) by a stone and brick wall.  

The estate is bounded to the north by the large open space known as the Commons 
and the buildings constituting Butler's Barracks. These lands and buildings are 
owned and operated by Parks Canada. To the south and east are large residential 
estate properties. The property at 588 Charlotte Street is the location of the original 
Randwood stables which have been converted to residential use. The property at 
200 John Street was originally part of the estate and is accessed by a long laneway 
which borders the east side of the subject property. On the east side of the laneway 
at 210 John Street is another large estate property with a house and 2 outbuildings. 
To the west are the residential developments on Weatherstone Court and 
Christopher Street which were once part of the Randwood property. The old 
Randwood milkhouse, which was converted to a dwelling in the 1990's, is located on 
Weatherstone Court and is designated under Part IV of the Ontario Heritage Act. On 
the east side of Charlotte Street are dwellings of various ages and design located on 
relatively large lots. The Pillar & Post Inn, Spa and Conference Centre is situated 
further to the east on the northeast corner of John and King Streets.

Policy Considerations

Provincial Policy Statement (PPS)
The subject applications were reviewed with regard to the Provincial Policy 
Statement, The Growth Plan, and The Regional Policy Plan. See Appendix A for a 
summary of how this application conforms with the Provincial Policy Statement.

Regional Policy Plan
The property is within the Urban Area Boundary and the Built Up Area of the Town 
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of Niagara-on-the-Lake and as such detailed decisions with respect to individual 
development applications are the responsibility of the local municipality.

Official Plan
The property is designated Established Residential  and Conservation in the Town's 
Official Plan. Main uses permitted in the Established Residential designation include 
low density residential uses such as single detached, semi-detached and duplex 
dwellings. Secondary uses permitted with the main use include such things as bed 
and breakfasts, accessory apartments, group homes, home occupations and 
accessory buildings and structures.

The Conservation designation affects those lands associated with One Mile Creek.  
Uses within this designation are restricted to conservation type uses.

Zoning By-law 4316-09
The property is zoned Established Residential (ER-15).  Permitted uses on the site 
include a single detached dwelling and a private school. 

The applicant is applying to rezone the property to General Commercial (CG) Zone 
to permit the inn, a restaurant, an outdoor patio  and an arts and learning centre and 
Open Space (OS) Zone to allow for conservation and stormwater management; to 
recognize the environmental constraints and to limit the use of this zone to existing 
landscape features, parking lots, pathways and the perimeter wall. 

Heritage
Randwood is listed in the Town's Register of Heritage Resources as a 
non-designated property. Inclusion on the Register  indicates that the property is a 
significant heritage resource as identified by Council. An application to demolish any 
structure on the property requires a request in writing to Council. Properties listed in 
the Town's Register may be eligible for designation under Part IV of the Ontario 
Heritage Act.

The property is also listed as an Estate Lot in Nicholas Hill's 1986 Estate Lot Study.  
However, the estate lot policies of the Official Plan are for subdivision or consent 
applications and do not consider zoning or official plan amendments.

The property is in the zone of archaeological potential. The applicant completed a 
stage 1 and 2 archaeological survey.  The report recommends that a stage 3 survey 
be completed before any construction commences on the site.  Clearance from the 
Ministry of Tourism and Culture with respect to the findings and any required 
mitigation measures relating to the archaeological resources on the site is also 
required prior to development proceeding.

The applicant has provided a Heritage Impact Assessment for the property that:
provides an inventory of the heritage attributes on the property.
provides historical research to determine the important heritage attributes and 
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elements of the site 
analyses the impacts of the proposed development on the existing heritage 
resources
proposes mitigation that would be required in order to protect the resources.

While the heritage impact assessment provides recommendations for short term 
conservation of the cultural heritage landscape and individual structures during the 
development stage, it does not address the long term protection of these features 
once the property is developed as an inn and cultural centre.  In order to ensure the 
long term future of these resources it is recommended that the property be 
designated under Part IV of the Ontario Heritage Act at the site plan approval stage.

The Municipal Heritage Committee visited the site and reviewed the proposal and 
have made the following recommendations to Council and staff with respect to the 
proposed development.

1. The Heritage Impact Assessment follows the Ministry guidelines for Heritage 
Impact Assessments in the Ontario Heritage Toolkit.

2. The Heritage Impact Assessment provides for mitigative measures to protect 
views, the cultural heritage landscape and the existing buildings on the site.  
These mitigative measures are recommended to be followed.

3. The master plan is designed to locate most new buildings and additions at the 
rear of the property which protects the natural and cultural heritage 
landscape.

4. The location of new additions behind existing buildings is a good approach to 
protecting the heritage resources.

5. The property be designated under Part IV of the Ontario Heritage Act in order 
to provide additional protection for the heritage resources from the impact of 
any future alterations to the site.

6. The Heritage Impact Assessment provides some comments with respect to 
the design of the new buildings and additions. The design should be simplified 
to allow the landscape and the existing structures to remain prominent 
features of the site. 

7. The applicant returns to the committee for review of the design as it develops.

Urban Design
The Urban Design Committee made the following recommendations to staff with 
respect to the proposed development.

1. The master plan generally protects the significant designed and natural 
cultural landscape features and conserves the significant green space.

2. Any additions should reference the architectural features of the existing 
buildings.

3. Plans for each building be submitted to the Urban Design Committee as 
well as any changes that occur to the design.

4. Design of addition to the Randwood house must be well executed using 
appropriate quality materials.

5. The proposed Large Event Pavilion is a highly decorative building that 
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could positively impact and alter the existing cultural landscape.
6. Opening the entrance and providing a carriageway/walkway to the Large 

Events Pavilion will impact the streetscape and provide a second 
important focal point or vista into the estate.

7. Any impact on the neighbouring properties, such as the location of the 
entrance to the underground parking lot and the position of the addition to 
the Coach House must be mitigated by the introduction of significant 
screening and other landscape features.

An urban design peer review was also undertaken by Brook McIlroy Inc. in June 
2011. The key priorities cited in their review were:

adequate building setbacks to maintain privacy to adjacent residential 
properties and preservation of the creek, mature trees and other landscape 
elements.
Compatible height and mass of proposed buildings with existing buildings.
Assurance that the architectural quality of the proposed buildings is of a high 
standard in keeping with the complexity of their period style

Key recommendations of this review include:
The siting of buildings be reconsidered to reduce the mass of buildings at the 
southern end of the property through the rotation of building #4 and /or the 
redistribution of gross floor area to the existing central open space.
The size of the proposed surface parking area adjacent to the Coach House 
should be minimized and enhanced landscaping and design features are to 
be considered in order to minimize adverse impacts.
All elevations of the building should maintain a level of detail that is at least on 
par with the south elevation.

In response to these recommendations the applicant increased the rear yard 
setback of Building #7 by reducing the size of the proposed addition by 
approximately 1000 sq.ft.  The rear yard setback for Building # 5 was increased 
from 14' to a minimum of 32'9" by moving the building forward into the large 
green space between the Events Pavilion and Building #4.  The rear yard 
setback for Building #4 was increased from 14' to 24'7" by reducing the size of 
the lower level outdoor plaza.  In addition, the southeast corner of the building 
will be to increase the setback and mitigate impacts on the existing inground pool 
at 200 John Street.

While siting of the new buildings and building additions has not been 
reconsidered, the applicant will be relocating the vehicle access ramp, 
reconfiguring the southwest corner of Building # 7 in order to conserve the 
boxwood hedge and reconfiguring the southeast corner of Building 4 to provide 
an increased setback from the existing pool at 200 John Street. The proposed 
pool adjacent to Building #5 will also be moved to an alternate location.  Other 
design issues such as the detailed elevations and assurance with respect to 
architectural quality will be addressed at the site plan application stage along with 
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location of parking and landscaping.

Circulation Comments

Region of Niagara
The Region of Niagara is generally supportive of the proposal and has no objection 
to the proposed Official Plan and Zoning By-law amendments from a Provincial or 
Regional policy perspective. (Appendix B).

Niagara Peninsula Conservation Authority
The Conservation Authority has provided the following comments.

New development and site alterations are generally not permitted in the 
floodplain area.
Watercourses on the site require a 15m buffer in which generally no new 
development or site alterations are permitted.
One Mile Creek and its tributary as well as the 15m setback must be placed in a 
Conservation Zone designation.
The subject lands contain endangered species including the Eastern Flowering 
Dogwood and significant woodlands.  Generally, no new development or site 
alterations can occur in an area identified as significant habitat of endangered 
and threatened species.
Site alterations may be permitted in an Environmental Conservation Area and/or 
fish habitat and on lands adjacent to an Environmental Protection Area if an 
Environmental Impact Study (EIS) indicates that there will be no significant 
impact on the Core Natural Heritage System component of adjacent lands.
The Conservation Authority recommended that more information was required 
with respect to the Eastern Flowering Dogwood and Ohio Buckeye on the site 
and any other species of concern.
The Conservation Authority recommended that the "Analysis of Existing Trees 
Affected by Proposed Development on the Site" should be updated to reflect the 
most recent Preliminary Site Plan Concept or that an additional tree inventory be 
conducted to better understand any additional impacts due to the addition of the 
proposed vehicle ramp and parking lot between the Coach House and Building 7 
and the drop off area associated with the proposed Large Events Pavilion.  The 
report should include all information required for completion of a trees saving 
plan.

Based on the comments provided by the Niagara Peninsula Conservation Authority 
the applicants' Landscape Architect met with the Conservation Authority staff in their 
offices and on site. As a result of these meetings separate reports were prepared by 
John Morley and Associates Landscape Architect and Greenwillow Consulting. 
These reports form an addendum to the Environmental Impact Study prepared in 
2008. The reports identified and located the endangered Eastern Dogwoods and 
recommended appropriate avoidance procedures and preparation of a Tree 
Preservation Plan. The addendum also noted that no Papaw or Ohio Buckeye were 
found during the on site investigations.
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The applicant intends to address other issues such as stormwater management and 
grading when the site plan application is submitted.  The proposed master plan 
submitted as part of the Official Plan and Zoning By-law application locates the 
entrance/exit ramp to the underground parking area within the 15m floodplain buffer 
area.  The applicants have agreed to relocate the vehicle access ramp away from 
the rear yards of the properties on Christopher Street and outside the 15m floodplain 
buffer area.  The final location of the entrance ramp to the underground parking 
garage will be determined at site plan stage when detailed grading of the site is 
known.  The proposed zoning by-law amendment recommended by staff does 
provide a minimum setback of 30.48m (100 ft.) which would locate the ramp outside 
the floodplain buffer zone.

Parks Canada
The application was circulated to Parks Canada for comment because the 
Commons and Butler's Barracks are adjacent to the Randwood Property on the 
north side of John Street.

Parks Canada has indicated that the size and location of the proposed development 
will pose little threat to the heritage integrity of the Butler's Barracks or Fort George 
National Historic Sites. Senior advisors did note, however, that some of the buildings 
were 4 storeys high with decorative chimneys and turrets. Staff at Parks Canada 
would not like to see anything higher because these architectural features would 
begin to dominate the forested horizon as viewed from the Commons.  Chimneys 
are exempt from maximum height requirements in the Zoning By-law.  The final 
determination of chimney height will be established at site plan stage when the final 
building elevations are approved.

Public Works
The Public Works Department indicated that it has no concerns at this time and will 
provide detailed comments when a site plan application is submitted.

With respect to the parking and traffic study produced by Paradigm Transportation 
Solutions, Public Works reviewed the report and did not identify concerns regarding 
traffic matters and indicated that intersections outside of the Town's control should 
be reviewed by the Region and the Niagara Parks Commission.  The Niagara Parks 
Commission indicated that it did not need to review the traffic impact study because 
the proposed development is beyond their jurisdiction.  The Region of Niagara did 
not identify concerns with respect to traffic matters.

Building Services and Fire
The Chief Building Official indicated that, at site plan stage, the site plan must show 
the fire routes with dimensions, radius, principal entrances to buildings, distance 
from principal entrance to fire route and any other information relating to fire routes.

The Fire Department identified challenges with access to the property.  Currently 
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only one access gate can accommodate fire trucks.  A second means of access to 
the property via one of the other entrances off John Street can be used but the gates 
will have to be re-hung to meet emergency vehicle access requirements.  The 
proposed preliminary site plan does not show fire access routes to the proposed inn 
and conference facility.  These will be required at site plan stage.   All fire access 
routes to any building shall conform to the Ontario Building Code.

A professional engineer must determine if the bridges on the property are capable of 
withstanding the weight of fire trucks.  Existing and any additional fire hydrants for 
the development must be verified for the current and proposed buildings as these 
are private hydrants that do not receive annual water flow verifications and 
maintenance by the municipality.

The issue of fire access routes, fire hydrants and engineering are matters that  will 
be addressed at the site plan application stage. 

Public Information Meeting & Other Comments
A public information meeting was held on September 30, 2010. The following is a 
summary of the comments received at that meeting with responses to those 
comments.

Where is buffer located and how will it be impacted by new construction?
Landscaped buffers are located around the perimeter of the property and will be 
protected by appropriate building setbacks ranging from 7.50m (24'7") to 
18.30m (60'). Additional landscaping along the southern property line that will 
augment existing landscaping will be addressed at the site plan stage.  The 
zoning by-law requires a 3.0m wide landscape buffer adjacent to residential 
zones.
What is the impact of the development on the creek and what is meant by 
conservation of the creek?  There will be environmental impacts.  Should be an 
environmental impact study.
Conservation of the creek means that the creek will be protected from the 
proposed development through appropriate building setbacks and approved 
stormwater management. The stormwater management plan will be designed, 
reviewed and approved at site plan stage. An environmental impact study has 
been completed and reviewed by the Niagara Peninsula Conservation Authority.  
Matters have been addressed to the satisfaction of the NPCA.
What is the timing of construction and opening of the arts/cultural centre?  How 
long will construction take?
Construction can only commence after the site has received all approvals related 
to site plan control, i.e. approved servicing plans, appropriate securities have 
been deposited with the Town, and all necessary clearances from other 
agencies are in receipt, i.e. clearance from the Ministry of Culture. It is 
anticipated that construction will take 12-18 months.  
How do vehicles enter the underground parking?
Vehicles will enter the underground parking via an internal driveway. The access 
to the underground parking will be landscaped and screened from view from the 
adjacent residential properties. The applicants have agreed to relocate the 
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vehicle access ramp away from the properties on Christopher Street and outside 
of the 15m conservation buffer.  The proposed zoning by-law will reflect the new 
setback. 
What will happen if the development is not approved?
It is speculative to suggest what will happen if the development is not approved. 
The developer will have a number of options to consider should the development 
not be approved including appealing Council's refusal to the Ontario Municipal 
Board.  
How will the boxwood hedge be protected?
The boxwood hedge will be protected through appropriate building setbacks.  
The applicants have agreed to reconfigure the southwest corner of Building #7 
to increase the setback from the hedge.
There will be noise from the restaurant.
The restaurant is located within the manor house. While there will be seasonal 
outdoor seating in the piazza, the piazza is sunken and surrounded primarily by 
the hotel building which will act as a sound barrier.  As this area is also 
surrounded by guest rooms, it is in the developers' interest that noise will be 
kept to a minimum.
What is the financial capacity to support the redevelopment?
The developer is responsible for all costs associated with proposed 
redevelopment and any improvements that are required to municipal 
infrastructure. The Town will receive revenue through building permit 
applications, development charges and long term tax revenues. 
What are the social impacts?
Social impacts relate to the long term protection of the significant cultural heritage 
attributes of the site, having the site accessible to the public, and opportunities 
for cultural learning and enrichment. 
Do the gates need to be widened to accommodate emergency vehicles?
The eastern gate does not need to be altered to accommodate emergency 
vehicles. The western gates will need to be reconfigured in terms of how they 
hang on the gate posts, however the opening between the gate  posts does not 
need to be altered. 

Since the public information meeting there have been a number of letters and emails 
commenting on the proposed development. These are summarized in the attached 
table (Appendix C). The correspondence is also attached.

A public meeting under Sections 22 and 34 of the Planning Act was held on 
September 26, 2011.  The following is a summary of the comments received at that 
meeting and responses to those comments.

Concern regarding the height of the new buildings and impact on privacy.
The proposed hotel buildings will have 3 storey profile when viewed from 
adjacent properties and a 4 storey profile when viewed internally from the site 
due to the sunken nature of the piazza area. Balconies are proposed on the 
second floor. Any balconies or terraces above the second floor will not be 
oriented towards adjacent residential properties, but will be oriented internally 
into the site. Additional landscaping along the southern property line will be 
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required at site plan stage to augment existing landscaping to ensure privacy on 
adjacent properties is maintained. The coach house will maintain a 1 1/2 storey 
profile and while there are a number of windows proposed on the exterior of the 
building that is adjacent to residents, the primary function is for light. The 
existing vegetation and treed buffer along the western property line will remain 
and continue to provide the privacy protection to the residents of Christopher 
Street. 
Proposal is too large.
A 106 room hotel is consistent in size with other medium sized hotels in the 
Town. (Pillar & Post 122 rooms, Queen's Landing 142 rooms, Prince of Wales 
110 rooms, White Oaks 200 rooms.)  The addition of the conference and 
banquet facilities and arts and learning centre increases the size of the 
proposal. However, all of the above hotels offer meeting facilities with Queen's 
Landing and White Oaks also providing banquet space for 250 and 300 people 
respectively.   Both White Oaks and the Pillar and Post also provide spa 
facilities.  Given the context of the Randwood site,which is 13.29 acres located 
behind a privacy wall, the size is not considered large. 
Design is not complementary to existing buildings.
 The elevations provided with the application are only preliminary renderings.  
Detailed drawings will be provided at site plan stage and will be reviewed by the 
Municipal Heritage Committee and the Urban Design Committee to ensure 
compatibility with the existing buildings.          
Parking is not adequate.  No accommodation of buses on the site.
The proposed number of parking spaces meets the requirements of the Zoning 
By-law and will adequately accommodate parking for the hotel, restaurant and 
conferences or other special events.  Any overflow parking can be 
accommodated on the open ground at the northwest corner of the property.  
The applicant does not anticipate accommodating groups that would normally 
arrive by bus and has not provided for bus parking.
This is a major amendment to the Official Plan.
The proposed Official Plan amendment is site specific in nature and is exempt 
from Regional approval.  The Region has no objections from a Provincial or 
Regional perspective and indicates that the applications are intending to facilitate 
the redevelopment of a historic property into a new viable use which makes 
efficient use of land, infrastructure and services.  It also provides for the 
preservation of natural and cultural resources. 
Need to maintain low density character of surrounding land uses.
The proposed use will be confined within the walls of the estate.  In addition 
there will be mitigation measures such as adequate setbacks from neighbouring 
properties, landscaping requirements and maximum lot coverage requirements 
to ensure that the use will not intrude into the residential area and the adjacent 
residential uses are appropriately protected.
Needs assessment is inadequate and out of date.
Although the study was completed in 2008, before cancellation of Project 
Niagara, the applicant has indicated that the proposed inn, arts and learning 
centre is catering to a specialized niche market making it a "stand alone" 
destination.  The applicant also addressed the issue of the possible oversupply 
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of hotel rooms by stating that this oversupply can be offset by the cancellation or 
delay in proceeding with several other hotel projects in Niagara-on-the-Lake 
such as the Anchorage Hotel redevelopment.
Flaws in traffic study.  Completed in November when there are few visitors in 
Town.
The consultants analyzed and took into account Region of Niagara and Town of 
Niagara-on-the-Lake traffic data compiled during high traffic volume months.  In 
addition, they reviewed other traffic studies for nearby development of a similar 
nature and took into consideration the cumulative impacts of increase in traffic 
from this proposal as well as other approved developments.
Concern with proximity of parking ramp to neighbouring properties and impacts.
The proposed Official Plan amendment provides that the access ramp shall be 
oriented and designed in such a way that there shall be no impact of vehicular 
lights on abutting residential properties.  The applicants have agreed to relocate 
the vehicle access ramp away from the properties on Christopher Street and 
outside of the 15m conservation buffer zone.  This will mitigate its impact on 
adjacent residential properties.
Need confirmation of set backs from existing residential properties.
The proposed Zoning By-law amendment will provide for specific minimum 
setbacks from existing residential properties.  Setbacks have already been 
increased from those originally proposed by the applicants.
Need to maintain 50' buffer between properties on Christopher Street and any 
new development.
The proposed Zoning By-law amendment recommends a setback in excess of 
50' between the properties on Christopher Street and the proposed arts and 
learning centre.
Will be a tangible economic benefit and does not compete with existing 
accommodation offerings.
The proposal is for a niche accommodation market that is not presently served by 
the existing accommodation sector.
Increased traffic could pose safety issue for children and cyclists.  There should 
be a 3 way stop at Charlotte and John Street. Town staff should prepare a report 
on traffic and servicing and report back to residents.
Town Public Works staff reviewed traffic considerations associated with the 
proposed development.  John Street has adequate capacity to accommodate 
traffic volumes from the proposed development.  The Traffic Impact Study did 
not recommend any operational improvements as a result to the proposed 
development.  Sidewalk improvements will be considered at the site plan stage.
Want guarantee of no future access on Charlotte Street.
There will only be 2 vehicular access points into the property.  Both of these will 
be on John Street utlilizing existing entrances.  No access has been proposed 
onto Charlotte Street.  This will keep traffic exiting and entering the property 
away from the residential properties on Charlotte Street where there are already 
a large number of driveways.
What about housing on the property?
The proposed hotel and arts and learning centre is confined to the rear of the 
property where it will have the least impact on heritage and natural resources.  If 
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housing, particularly single dwelling units or town homes, were to be constructed 
on the property, the result would be a dispersed type of development which 
could possibly adversely impact the significant heritage resources;  destroy the 
designed Dunington-Grubb cultural heritage landscape; and have a greater 
impact on the natural resources than the proposed development.  In order to 
limit these impact,s if residential development were proposed, the preferred type 
of residential development would be apartment style buildings set to the rear of 
the property.
There should be a needs assessment with respect to accommodation in the 
Town not only now but into the future.
Town policies do not require a needs assessment for this type of development.  
Nevertheless, the applicant has completed an assessment by a reputable firm 
and the consultant concluded that there will be no adverse impact on the existing 
accommodation sector.
Want to see a small country hotel.
While a smaller country hotel would be an acceptable use for the property, this 
type of hotel development would likely not be economically feasible given the 
investment required to maintain the buildings and the landscape.  The proposed 
hotel and arts and learning centre development is comparable in size to the 
Prince of Wales Hotel and is smaller than Queen's Landing, the Pillar & Post 
and White Oaks.  It is not a large hotel or conference centre by industry 
standards.  Additionally, unlike the hotels noted above, it is set on an expansive 
13 acre site screened from view behind stone and brick walls.
This will change the character of the neighbourhood and Old Town.
The proposed use will be confined within the walls of the estate.  In addition 
there will be mitigation measures such as adequate setbacks from neighbouring 
properties, landscaping requirements and maximum lot coverage to ensure that 
the use will not intrude into the residential area and will not significantly impact 
the Commons and other Parks Canada properties.  The proposed impacts are 
not significant enough to change the character of the Town. 
What are the infrastructure costs and tax impacts on residents?
The developer is responsible for all costs associated with improvements or 
upgrades to infrastructure to accommodate the proposed development.  The 
Town  will receive tax benefits from commercial assessment of the property, 
which is higher than residential assessment.
What is the benefit to the community?
The proposed development will include an arts and learning centre that will be 
open to the public providing an additional cultural venue for the Town.  The 
existing built heritage resources and cultural heritage landscapes will be 
conserved and will be publicly accessible.  The character of a significant estate 
lot will be conserved by providing for a viable adaptive re-use for the property.
Historic buildings and landscape are significant.  They should be protected.
This is a way to conserve the property into the future.
The applicant has agreed that the property will be designated under Part IV of 
the Ontario Heritage Act at the Site Plan application stage.  This will ensure the 
long term protection of the cultural heritage resources and cultural heritage 
landscape on the property.
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The scale of the proposal is significant.  The scale of the proposed building 
additions exceeds the scale of the heritage buildings.
The property will be designated under Part IV of the Ontario Heritage Act at the 
Site Plan application stage.   The design of all of the proposed additions will 
require the consent of Council.  All building additions must be compatible with 
the existing buildings in terms of scale, mass, height and design,

Since the public meeting a number of additional letters have been received,  These 
are attached (Appendix D)

4. DISCUSSION / ANALYSIS
Official Plan Amendment
The applicant is proposing a change in the designation from Established Residential 
to General Commercial (Randwood) to recognize the inn, conference centre, arts 
and learning centre and ancillary uses and Open Space (Randwood) to recognize 
the natural elements of the site.  The Conservation designation along One Mile 
Creek will be maintained.

Following are the goals, objectives and policies of the Commercial designation with a 
discussion of how this project has addressed the goals and objectives and how the 
proposed policies of the Official Plan amendment will provide site specific policies to 
further enforce the goals and objectives of the commercial designation.
1) Providing for an orderly distribution of commercial areas within the Urban 

Boundaries to meet the shopping and service needs of residents and tourists.

The character of each individual commercial area, and the character of its 
surrounding uses, shall be considered in determining the zoning regulations to 
apply so that a cohesive character may be promoted in keeping with adjoining 
areas.

The site will provide for an inn with a restaurant, arts and learning centre and 
conference centre in an area of the Old Town that is currently predominately 
residential. Inevitably commercial and residential land uses will, and do, abut one 
another in certain locations throughout Old Town.  Therefore, to evaluate the 
reasonableness of the request based on the fact that it abuts residential 
properties is not the only criteria for determining whether or not the application 
results in orderly development. The interface between the two designations is a 
critical issue that must be addressed and managed and interface issues between 
residential and commercial properties will need to be mitigated: but it is not the 
only issue.  When evaluating an amendment to permit a commercial zone on a 
property other considerations are:

1. Whether or not the site can accommodate the intensity of the proposed 
commercial use, in this case a specific commercial use.
2. How the use relates to the abutting properties and uses and how impacts 
can be mitigated.
3. Whether there is sufficient infrastructure and road networks available
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4. How the proposed development impacts the natural environment.
5. In this case, how it impacts the cultural heritage environment. 

A commercial land use separated from other commercial land uses can be 
appropriate provided the above criteria are satisfied and the proposed 
development is compatible with the surrounding residential uses.    Being 
compatible is not the same as being the same.  Compatible development does 
not require development that is the same or similar to existing development; but 
looks to development that enhances an established community and co-exists 
with existing development in harmony without causing undue adverse impact on 
surrounding properties.  It fits well within the physical context of the area and 
works well.

The character of the property is the large lot with a grand entrance through a 
designed landscape to a stately manor house. The proposed development 
maintains, conserves, and relies on these characteristics to create a unique 
setting for the inn and arts and learning centre. The proposed Official Plan 
policies and Zoning provisions are intended to protect these characteristics to 
insure a fit between the proposed commercial use and the abutting residential 
neighbourhood and the open space on the north side of John Street.  The 
setbacks from the property lines exceed the buffers commonly found between 
residential and commercial zones especially in the Old Town. 

However, because the proposed development is largely located to the rear of 
the property, close to existing residential development, consideration was given 
to increasing the rear and side yard set backs to provide a better buffer between 
the proposed development and the existing residential properties and to mitigate 
impacts, particularly on the property at 200 John Street and the homes on 
Christopher Street.  In order to further protect the existing residential 
development, the entrance to the vehicle access ramp will be relocated to an 
area away from the neighbouring properties on Christopher Street and outside 
of the 15m buffer zone from One Mile Creek.  The proposed swimming pool will 
also be moved to an alternate location and the southeast corner of Building 4 
will be reconfigured.  Final determination of the location of both the access ramp 
and the proposed pool will be made at site plan stage once grading and 
engineering plans are available.  In addition, the very restricted lot coverage 
ensures that the property will maintain a significant landscaped area.

The following proposed policies have been included in the proposed Official Plan 
amendment as a means of providing specific policies to augment the existing 
commercial policies:

All parking areas and the vehicle access ramp shall be oriented or 
designed in such a way that there shall be no impact of vehicular lights 
on abutting residential properties.

No terraces or balconies above the second storey shall be oriented 
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toward abutting residential properties.  Any terraces or balconies above 
the second floor shall be oriented toward the interior of the property.

There shall be no negative impact on abutting properties a result of 
lighting in parking lots, driveways, the access ramp, walkways, or other 
outdoor recreation and amenity spaces.

There shall be adequate building separation from adjacent residential 
uses.

The boxwood hedge shall remain and be properly protected and 
preserved to ensure its continued growth. 

2)Maintaining, in tourist serving commercial areas, a character which is consistent 
with the historical importance of these areas and their surroundings.

Every effort shall be made to preserve heritage resources if affected by an 
application for commercial development or redevelopment. The conservation of 
such features shall be encouraged.

The estate, including its buildings and its setting, is a significant cultural heritage 
landscape. The built heritage and designed and natural landscape warrants 
careful and sensitive conservation in consideration of any plan to redevelop the 
property and adapt the existing structures for other uses.  This applies whether 
the proposed uses are commercial, residential or institutional.

The new buildings have been positioned as proposed in an effort to preserve 
heritage resources and ensure the conservation of the significant cultural 
landscape to the greatest extent possible. It would be detrimental to the heritage 
resource for the property to be further subdivided or for any of the additions to 
block views of the existing heritage buildings or to obscure the buildings. Placing 
the additions to the buildings at the rear of the proposed commercial 
development respects the heritage of the property.  However, the size and 
design of the additions must be carefully considered to ensure that the new 
construction does not dominate and overwhelm the existing buildings.  Offsetting 
the additions from the existing buildings via corridors and pathways provides for 
connectivity but also allows the existing buildings to continue to stand on their 
own and be appreciated as a individual entities or structures within a designed 
cultural landscape.

The following proposed policies have been included in the Official Plan 
amendment as a means of providing specific policies to augment the existing 
commercial policies and protect the heritage resources on the site:

Prior to site plan approval, the property shall be designated under Part IV of the 
Ontario Heritage Act.
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The final design and plans of any additions to the new buildings shall be subject to 
approval by the Municipal Heritage Committee.

3) Minimizing the impact of commercial development on adjacent land uses.
Requirements for building setbacks, minimum landscaped areas, buffer strips, 
maintenance of existing trees, privacy screening and other appropriate 
measures to protect adjoining residential areas from the effects of commercial 
activity shall be applied in all new commercial development or redevelopment.

The proximity of the larger buildings such as the spa and conference centre; 
hotel additions to the main house; and the addition to the coach house to 
residential properties, particularly those on Christopher Street and at 200 John 
Street must be addressed with respect to privacy and impact on future 
development. To respond to this policy statement the setbacks from the 
residential uses have been increased significantly from the initial application.  
However, the zoning by-law amendment will set out minimum setback 
requirements. As noted above, because the proposed development is largely 
located to the rear of the property, close to existing residential development, 
consideration has been given to increasing the rear and side yard set backs 
further to provide a sufficient buffer between the proposed development and the 
existing residential properties and to protect important landscape elements, i.e. 
the boxwood hedge and trees and to augment with additional landscaping where 
appropriate, i.e. adjacent to 200 John Street.

The arts and learning centre building was placed on the western portion of the 
property as it will be the least intrusive use next to the King/Charlotte residential 
neighbourhood. It is also expected that the building will provide some noise 
attenuation between the Inn and the residential area.  However to provide for 
greater separation from residential uses and to ensure the conservation of the 
existing boxwood hedge buffer adjacent to the Coach House and the Christopher 
Street properties, setbacks from the proposed addition will be increased at the 
southwest corner of Building # 7 by reconfiguring the wall of the Coach House 
addition.  

The following proposed policies have been included in the proposed Official Plan 
amendment as a means of providing specific policies to augment the existing 
commercial policies:

Sufficient landscaping, buffers, and setbacks shall be provided to 
minimize the impact on abutting residential uses.
No terraces or balconies above the second storey shall be oriented 
toward abutting properties. Any terraces or balconies shall be oriented 
toward the interior of the property.
There shall be adequate building separation from adjacent residential 
uses.
A tree preservation plan prepared by a qualified professional and subject 
to review by the Niagara Peninsula Conservation Authority shall be 
submitted with a site plan application.
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The boxwood hedge shall remain and be properly protected and 
preserved to ensure its continued growth.

4) Minimizing the impact of commercial development on the traffic carrying capacity 
of adjacent roads.
Vehicular accesses for new commercial development will be restricted, as 
necessary to minimize the effect of turning movements on adjoining roadways.

There will be two vehicular access points into the property. Both will be on John 
Street.  There will be no access from Charlotte Street. The location of the access 
points should result in a dispersion of traffic as it exits and enters the site with 
options for drivers to go through Old Town via John Street to King Street or out 
onto Niagara River Parkway.

While the applicants have been criticized for completing  their traffic impact study 
in November 2010, when summer tourism traffic is not at issue, the consultants 
also analyzed and took into account Region of Niagara and Town of 
Niagara-on-the-Lake traffic data compiled during high traffic volume months.  In 
addition, they reviewed other traffic studies for nearby development of a similar 
nature and took into consideration the cumulative impacts of increase in traffic 
from this proposal as well as other approved developments.

The consultants concluded that primary existing roads in the area of the 
development are accommodating the current volumes of peak hour traffic 
satisfactorily.  They also concluded that, even with the addition of the proposed 
development, all roads in the vicinity of the development could handle any 
additional traffic volumes at acceptable levels through 2020.

The Town's Official Plan designates John Street between King Street and the 
Niagara River Parkway as a collector road which connects to other collector and 
arterial roads.  These roads are designed to carry the volume of traffic from this 
development and other recently approved developments.

5) Preventing the intrusion of commercial uses into residential areas.
While this application will change a residentially designated and zoned property 
to a commercial designation, Randwood has not functioned as a residential 
property for over 30 years.  It has been, at times, a conference centre, a school 
and an executive retreat.  As a result, a change in use has already occurred 
despite the property being designated for residential use.

The proposed use will be confined within the walls of the estate.  In addition there 
will be mitigation measures such as adequate setbacks from neighbouring 
properties, landscaping requirements and maximum lot coverage to ensure that 
the use will not intrude into the residential area.

The proposed inn and arts and learning centre is located at the edge of a 
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residential area adjacent to the urban area boundary of Old Town and will not 
penetrate into the neighbourhood.  It is located immediately opposite federally 
owned public lands that provide for a variety of uses and functions that are not 
residential.

The Pillar & Post is located half a block away to the west on John Street and is 
surrounded by residential properties.  Riverbend Inn, a 21 room inn with 
restaurant and meeting room space is located at the corner of John Street and 
Niagara Stone Road.  Peller Estates Winery, which has a restaurant as well as a 
retail sales area, is also located on John Street.  Although these properties are 
designated agriculture, they are zoned to permit certain commercial uses.

6) Off-street parking areas of commercial uses will be designed to facilitate the 
efficient off-street movement of vehicles and not negatively impact on abutting or 
near-by residential uses.

Promoting compact forms of commercial development, and  discouraging scattered 
forms of development.

Off street and underground parking has been provided for 200 cars.  The applicant 
anticipates that any overflow parking will be accommodated at the northeast corner 
of the property inside the walls and there will be no need for guests to park on any 
public streets in the area.

This policy is intended to address large scale commercial developments and 
address the need for compact commercial development as opposed to a scattered 
distribution of commercial uses throughout a community. In this case, the proposed 
commercial development is compact in that it is restricted to a small portion of the 
overall site using existing entrances on John Street and is confined behind the 
existing stone wall on the two street sides of the property.  This will ensure efficient 
movement of guests and visitors within the various uses on the property as well as 
directing traffic along collector and arterial roads rather than local streets.

7) A marketing/impact study is required for new retail  developments having a floor 
area greater than 900 sq.m. demonstrating that the proposed development is 
warranted and will not prejudice the commercial structure of the town over the 
lifetime of the plan.

This policy is specific to retail uses, not the accommodation sector.  However, the 
applicant has completed a needs assessment and marketing study for the project.  It 
concluded that there is a market for the proposed inn and arts and learning centre 
which is a unique product not offered anywhere else in Ontario. In addition, the study 
determined that overall there would be no negative impact on the hotel market and 
that a significant portion of the business would be conference facility related 
demand. The report also concluded that the proposed project would contribute a 
significant number of jobs to the economy and result in over $13 million in off-site 

001367



 Report : CDS-11-099 Page 20

spending in the region.

Although the study was completed in 2008, before cancellation of Project Niagara, 
the applicant has indicated that the proposed inn, arts and learning centre is catering 
to a specialized niche market making it a "stand alone" destination.  The applicant 
also addressed the issue of the possible oversupply of hotel rooms by stating that 
this oversupply can be offset by the cancellation of several large hotel projects in 
Niagara-on-the-Lake such as the Anchorage development.

8) Within the Conservation designation the following uses are permitted: forestry, 
fisheries management, wildlife management, waterfowl production, floodplains, 
environmental protection, public and private parks etc.  Uses permitted with a 
main use are accessory buildings and structures subject to the approval of the 
authority having jurisdiction.

The existing Conservation designation will remain on the property as was identified 
in the Official Plan amendment when it was adopted. All of the policies of the 
Conservation designation will continue to apply to the land designated as 
Conservation. A site specific Open Space Zone with relevant policies is proposed for 
the remainder of the landscaped gardens at the front of the property. This will restrict 
the permitted uses and insure that the character of the property is not compromised 
by the future commercial expansion or residential development. All Niagara 
Peninsula Conservation Authority policies and guidelines will apply to the 
Conservation zone including any requirements for setbacks from One Mile Creek 
and the tributary of One Mile Creek. There is a requirement for a 15 m buffer and 
any development that occurs within that buffer it is subject to Niagara Peninsula 
Conservation Authority approval.

The applicants have agreed to relocate the vehicle access ramp away from the 
properties on Christopher Street and outside the 15m butter area.

Zoning By-law Amendment
The proposed zoning by-law amendment implements the specific requirements set 
out in the policies of the Official Plan and has been drafted with the intent of limiting 
the proposed development in terms of lot coverage, floor area, and setbacks while 
allowing for some minor adjustments to the plan as the project unfolds. If the Official 
Plan and Zoning By-law Amendments are approved, the next step is site-plan 
control application which will stipulate the final details of the project. 

There is a need to provide for some flexibility with respect to zoning to allow for the 
fact that the site plan application review will likely result in changes as grading 
details and specific site development elements come to the fore and are refined. 
That being said, the zoning by-law puts in place controls that set specific parameters 
and any changes at the site plan stage cannot go beyond the parameters set out in 
the zoning by-law.
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The proposal is for an inn with a restaurant and spa facilities to be accommodated in 
the main house and addition. Eight additional rooms will be located in Devonian 
House. The proposed arts and learning centre will be located in an addition to the 
Coach House. A separate building will be constructed to accommodate an events 
pavilion with space for approximately 250 people.  An additional entrance will be 
inserted in the existing wall on John Street in the location of an entrance that 
previously existed. The new entrance will provide direct pedestrian and carriage 
access to the events pavilion; but will not be designed for vehicular access.  All 
proposed new buildings and building additions will be located to the rear of the 
property.

Two hundred parking spaces have been provided; 81 above grade scattered 
throughout the property and 119 below grade.  The applicant contemplates that any 
additional parking for special events can be accommodated west of the north/south 
branch of One Mile Creek if required.

The additions and new buildings heights and gross floor areas are as follows:

BUILDINGS EXISTING PROPOSED
#1—Manor 
House

Main Dwelling—3 
storey, ±1,691 m² 
(±18,200 ft²) Maximum 
height - 45 ft

 6 Rooms 

Restaurant with 200 seat 
capacity

#2—Guest House Devonian Guest 
House—2 ½ storey, 
±635 m² (±6,840 ft²) 
Maximum height - 36 ft. 
(11 m)

8 rooms

#3—Coach 
House/Studio

Coach House—2 
storey, ±269 m² (±2,900 
ft²)  Maximum height 25 
ft (7.6 m)

Studio & Education Space

#4—Inn and 
Conference 
Facility

3 storey, ±4,545 m² (±48,928 ft²) 
addition, connects to Building #1 
& 5 Maximum height from lower 
piazza 63' (19.2 m)
57 rooms

#5—Inn, 
Conference 
Facility, Spa

3 storey,  2,677 m² (28,815 ft²) 
Building #1 & 4 Maximum height 
51' (15.5 m)
33 Rooms

#6—Large Events 
Pavilion

1 ½ storey, ±454 m² (±4,889 ft²) 
Maximum height 38 ft. (11.6 m)
Facilities for 250 people.

#7—Art Centre 1 ½ storey, ±981 m² (±10,563 ft²) 
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Maximum height 40 ft. (12.2 m)
#8—Seed House 1 storey, ±114 m² (±1,225 ft²) 

Maximum height 33 ft. (10 m)

The zoning by-law specifically lists the permitted uses, provides a definition for the 
conference centre and establishes minimum setbacks for any buildings or additions. 
The amendment also includes a zoning schedule that specifies the zones and their 
location.  In order to protect existing residential properties, particularly the Rand 
property at 200 John Street, the applicant has reconfigured the southeast corner of 
Building #4 to provide for a setback of 11.63m (38'2") and the southwest corner of 
Building #7 for a setback of 18.30m (60 ft.).  By increasing the setback at the 
southwest corner of Building #7 the protection and retention of the existing boxwood 
hedge, which provides a dense buffer between the existing residential properties and 
the proposed arts and learning centre, will also be ensured.

The Environmental Conservation Overlay Zone will continue to apply to the property 
as per the mapping in the zoning by-law. All applicable environmental approvals will 
have to be obtained for any work within the Environmental Conservation Zone.

The site plan application will require a lighting plan to insure that the lights on the 
property do not shed light onto abutting properties. This is a standard policy of the 
Town but has been reiterated in the proposed Official Plan policies to insure that this 
proposed project will not result in any negative impact on surrounding properties.

5. FINANCIAL IMPLICATIONS
The financial implication of the proposed development relates to revenue generated 
from property taxes, development charges and cash-in-lieu of parkland dedication.

6. COMMUNICATIONS
The Official Plan Amendment and Zoning By-law Amendment to permit a 106 room 
inn with a restaurant, spa facilities, a conference centre, a special events pavilion 
and an arts and learning centre on the property known as Randwood at 144 and 176 
John Street are attached.  Should Council approve the amendments there is a 20 
day appeal period.

If the Official Plan and Zoning By-law Amendments are approved and there are no 
appeals, the applicant will move to the next phase in the development review and 
approval process  related to site plan approval.  This phase will include the 
development of specific plans and elevations that address any comments received 
during the circulation including issues with respect to servicing, fire access, 
environmental conservation, urban design, parking, and heritage conservation.

Specifically the site plan agreement shall address the following matters identified 
during the Official Plan and Zoning By-law application review process:

a) Protection of the heritage resources and the cultural heritage 
landscape via designation under Part IV of the Ontario Heritage Act.
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b) Submission of detailed building and building addition designs and 
elevations, landscape plans and lighting plans to the Municipal Heritage 
Committee and Urban Design Committee for approval.
c) Relocation of the vehicle access ramp away from the properties on 
Christopher Street and outside of the 15m conservation buffer area.
d) Review of road intersections outside of the Town's control by the 
Region and the Niagara Parks Commission.
e) Identification of fire routes with dimensions, radius, principal entrances 
to buildings, distance from principal entrance to fire routes etc.
f)Reconstruction of one of the entrances off John Street so that it is wide 
enough for fire truck access.
g) A report completed by a structural engineer indicating if the bridges on 
the site are capable of supporting the weight of fire trucks.
h) Verification of existing and additional fire hydrants for the development.
j) A report completed by an arborist that identifies how the boxwood hedge and 
any other significant trees or shrubs that act as a buffer between the proposed 
development and neighbouring residential properties will be protected during 
construction.
k) 2% cash-in-lieu for parkland.
l) Detailed sanitary sewer flow calculations are required to confirm capacity in 
the sanitary collection, storage and pumping systems.  Should improvements to 
the system be required the developer is responsible for the costs of the 
improvements.
m) Detailed flow calculations to confirm storm sewer capacity.  Should 
improvements to the storm sewers be required, the developer is responsible for 
the costs of improvements.
n)  Securities for construction of on and off site works in accordance with 
Town policies.

7. CONCLUSION
The Rand Estate is an estate lot in the grand tradition of Niagara-on-the-Lake with 
sweeping driveways, large buildings of historic and architectural importance and 
significant designed and natural cultural landscape features.  It is surrounded by a 
high protective wall that shields it from the street and creates a sense of mystery and 
enclosure.

The estate has had a number of uses.  Despite the residential zoning, the buildings 
on the property have not been used for strictly residential purposes for over 30 
years.  At times it has been a conference centre, a government retreat and a school 
of philosophy.  These uses have had minimal impact on the Randwood landscape, 
the surrounding residential properties or the property owned by Parks Canada.

The proposed development will be confined within the walls of the estate and has 
been designed to conserve the existing buildings on the site.  The development has 
been located to minimize impacts on the existing buildings and the environmental 
and cultural landscapes.  However, by placing building additions and new buildings 
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at the rear of the property there are potential impacts on some existing natural 
features and on the surrounding residential properties.  In order to mitigate these 
impacts the proposed Official Plan and Zoning By-law amendment provide for the 
protection of significant landscape elements and increased building setbacks.  The 
applicant has reconsidered some of the recommendations provided by Brooks 
McIlroy in the Urban Design Peer Review and has reconfigured buildings, relocated 
the vehicle access ramp and relocated the proposed pool in order to mitigate 
impacts on neighbouring properties and ensure the continued health and survival of 
the boxwood hedge and other natural buffers.

Written by

Leah Wallace, MCIP, RPP
Planner, Heritage & Urban Design

Respectfully submitted,

Barbara Wiens, MCIP, RPP
Principal Planner

Milena Avramovic
Director of Community & Development Services

Mike Galloway
Chief Administrative Officer
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APPENDIX “A” 
PROVINCIAL POLICIES 

Property:  144 & 176 John Street 
 Proposal:  Application for Official Plan Amendment & Zoning By-law Amendment 

Policies Conformity with Policies 
1.   BUILDING STRONG COMMUNITIES  

1.1   Managing and Directing Land Use to Achieve Efficient  Development and Land Use Patterns – to provide for healthy, liveable and safe communities, 
to accommodate an appropriate range and mix of employment and housing, settlement areas shall be focus of growth with densities that use land 
appropriately and efficiently and minimize negative impacts to air quality and climate change 

The proposed project to convert an existing residential 
heritage building to a commercial inn will provide 
employment within the urban area and result in the 
intensification of a large estate property in a manner that 
protects the natural and heritage resources on the property. 

1.2   Coordination – a coordinated, integrated and comprehensive approach should be used when dealing with planning matters 
The application was circulated to all pertinent departments 
& agencies for review and comment. 

1.3   Employment Areas – Planning Authorities shall promote economic development and competitiveness The application proposes to create employment and offer a 
unique tourism product not available in the region. 

1.4   Housing – To provide for an appropriate range of housing types and densities  Converting this residential dwelling to a commercial use will 
not impact the supply and range of housing types and 
densities in the urban area of Old Town. There is sufficient 
residential land available in the urban area to 
accommodate projected residential growth and infill 
development.   

1. 5  Public Spaces, Parks and Open Space – Health active communities should be promoted by planning public streets, spaces and facilities to be safe and 
to meet the needs of the public; providing for a full range and equitable distribution of publicly accessible built and natural settlings for recreation; providing 
opportunities for public access to shorelines; considering the impacts of planning decisions on provincial parks, conservation reserves and conservation 
areas 

The Inn will be situated within a natural setting with a 
portion of the property being zoned as open space to 
preserve the landscaped gardens on the property. The 
open space is part of the character of the property and part 
of the unique experience the Inn proposes to offer to 
visitors.  The public will have access to the site and 
facilities on the site. 

1.6   Infrastructure and Public Service Facilities – shall be provided in a coordinate, efficient and cost-effective manner to accommodate projected needs There is capacity within the current infrastructure to service 
the proposed development. 

1.7 Long-Term Economic Prosperity – shall be supported by optimizing the long-term availability of land, resources, infrastructure, public service facilities; 
maintaining/enhancing downtowns and mainstreets; promoting redevelopment  of brownfields; providing efficient, reliable and cost effective multi-modal 
transportation system; planning major facilities and sensitive land uses are appropriately designed, buffered and /or separated from each other to prevent 
adverse effects; providing opportunities for sustainable tourism development; protecting agricultural resources and minimizing land use conflicts; providing 
opportunities for increased energy generation, supply and conservation including alterative/renewable energy systems 

 

This project proposes a sustainable tourism initiative and 
provides for adequate separation and buffering from 
adjacent uses to mitigate against possible adverse affects 
of having commercial development next to the established 
residential subdivision. 

1.8   Energy and Air Quality – Planning Authorities shall support energy efficiency and improved air quality The proposed use is located within an urban area boundary 
and located in proximity to well traveled public streets. 

2.   WISE USE AND MANAGEMENT OF RESOURCES  
2.1   Natural Heritage – natural features/areas shall be protected for the long term; provide diversity and connectivity of natural features; maintain ecological 

function and biodiversity of natural heritage systems; development an site alteration shall not be permitted in significant endangered/threatened species 
habitats, significant wetlands, significant coastal wetlands, significant wildlife habitats, areas of natural and scientific interest, fish habitats except in 
accordance with provincial and federal requirement; natural heritage features unless the it has been demonstrated that there will be no negative impacts 
on natural features or ecological functions 

The proposed amendments will not affect 
endangered/threatened species, significant wetlands, fish 
and wildlife habitats, woodlands, valley lands or natural 
heritage areas. The proposed amendments will protect 
significant natural heritage features. 

2.2   Water – Planning Authorities shall protect, improve or restore the quality and quantity of water; development/site alteration in or near sensitive water 
features shall be restricted 

The proposed amendments will not impact water quality or 
quantity of One Mile Creek. Appropriate stormwater 
management will be constructed. 

2.3   Agriculture – Prime Agricultural areas shall be protected for long-term use for agriculture N/A as lands are located with urban area boundary 
2.4   Minerals and Petroleum – Minerals and petroleum resources shall be protected for long-term use Minerals and petroleum not identified on site. 
2.5  Mineral Aggregate Resources – Shall be protected for long-term use Minerals not identified on site.  
2.6   Cultural Heritage and Archaeology – Significant built heritage resources and significant cultural heritage landscapes shall be conserved The change of use will not affect heritage resources and 

will conserve a significant cultural heritage landscape. The 
property will be designated under Part IV of the Ontario 
Heritage Act.  Any alterations in the future will require a 
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heritage permit. 
3.   PROTECTING PUBLIC HEALTH AND SAFETY  
3.1   Natural Hazards – Development will generally be directed to areas outside of: hazardous lands adjacent to shorelines of the Great Lakes-St Lawrence 

River System and large inland lakes; hazardous lands; hazardous sites 
Property not associated with natural hazards. 

3.2  Human-Made Hazards – Development on, abutting or adjacent to lands affected by mine hazards, oil, gas salt hazards or former mineral resource 
operations will be permitted only if rehabilitation measures to address and mitigate known or suspected hazards are under-way or have been completed.  
Contaminated sites shall be remediated as necessary prior to any activity on site. 

Property is not in an area associated with human made 
hazards. 
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APPENDIX C

144-176 John Street - Official Plan & Zoning Change - Letters of Concern

NAME DATE OF LETTER

Margaret A. Collins & Robert A.C. Dingman 30-Aug-10

J.E. Sheppard Q.C. September 2, 2010 (2 Letters)

Calvin G. Rand 03-Sep-10

Priscilla "Percy" Webb 04-Sep-10

Helen & William Brown September 3, 8 & 12, 2010

Mr. & Mrs. F.E. Dixon 07-Sep-10

Sandra McPherson 08-Sep-10

Sally McLeod-Miller & Nicholas Miller 09-Sep-10

Brenda & Brian Parks September 10 & 14, 2010
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CORPORATION 

OF THE 

TOWN OF NIAGARA-ON-THE-LAKE 

BY-LAW NO. _______-11 

 
(Official Plan Amendment– Randwood Estate) 
 
 

The Council of the Corporation of the Town of Niagara-on-the-Lake, in 
accordance with the provisions of Section 17 of the Planning Act, hereby enacts 
as follows:  
 
1. Amendment Number XX to the Town of Niagara-on-the-Lake Official Plan 

consisting of the attached explanatory text and schedule is hereby adopted. 
 

2. This By-law shall come into force and take effect on the day of the final 
passing thereof.  

 
 
Enacted and passed this xxxth day of XXX 2011. 
 
 
 
__________________________ _________________________ 
LORD MAYOR TOWN CLERK 
DAVE EKE HOLLY DOWD 
 
 
Certified that the above is a true copy of By-law No. XX as enacted and passed 
by the Council of the Town of Niagara-on-the-Lake.  
 
 
 
 
 
 
PART A – THE PREAMBLE -  This part does not constitute part of 

this amendment. 
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PART B – THE AMENDMENT - This part consists of the following text 

and schedule, which constitutes 
Official Plan Amendment No. XX to the 
Town of Niagara-on-the-Lake Official 
Plan approved on ________ XX, 2011.  

 
 
 
PART C – THE APPENDICES - Does not constitute part of this 

amendment.  The appendices include 
a copy of the public meetings held in 
accordance with this amendment.  
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PART A – THE PREAMBLE 
 
 
The preamble does not constitute part of this amendment. 
 
Purpose 
 
The purpose of this amendment is to redesignate lands at 144 & 176 John Street to 
a site specific General Commercial and site specific Open Space designation.  
 
The northern boundary of the property fronts onto John Street, with Charlotte Street 
abutting the western edge of the property. The south west boundary of the property 
abuts a residential subdivision. To the east is a house that was related to Randwood 
but was subdivided and separated from the Randwood Estate by a thick coniferous 
hedge and a right-of-way. The property is bisected by One Mile Creek which runs 
generally north south through the property on the west side. The creek splits at the 
rear of the properties on Christopher Court and a tributary of the creek runs 
east/west through the estate. 
 
Although the Randwood Property lies outside the national heritage district of the Old 
Town, Randwood has been listed on the Town’s heritage register. The property will 
undergo designation under Part IV of the Ontario Heritage Act at the site plan 
application stage, once the details of the development have been determined. 
 
The existing designations of Established Residential and Conservation reflect the 
single detached dwelling on the property and the natural feature of One Mile Creek 
and the tributary of One Mile Creek that transect the property. 
 
The proposed designations will establish the policy direction to permit an inn, a spa, 
a conference centre, and an arts and learning centre. One of the significant features 
of the property is the size of the lot and the heritage features of the buildings as well 
as the designed landscape features.  
 
Basis 
 
The basis of this amendment is as follows.  
 

1. The subject property is an expansive 13 acre estate located near the south 
eastern boundary of Old Town within Niagara-on-the-Lake and contains a 
number of buildings including the main house (known as Randwood), the 
Devonian House and the Coach House. 
 

2. The proposal will ensure that the significant heritage and cultural landscaped 
features are maintained or minimally impacted while keeping the large estate 
lot as one property versus other possible proposals which could allow for this 
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significant property to be subdivided into small pieces and would result in the 
loss of one of the few remaining estates in Niagara-on-the-Lake. 
 

3. In recognition of the heritage value of the property, the applicant included a 
Heritage Impact Assessment. The consultants completed an inventory and 
analysis of the property and conducted historical research in order to determine 
the important heritage attributes and elements of the site and their significance 
with regard to events and movements that influenced local and national history. 
The report concluded that the majority of the proposed development is sensitive 
to the context and layout of the property and avoids demolition of any 
significant heritage assets on the site including the designed landscape 
features. The Heritage Impact Assessment supports the efforts of the proposed 
redevelopment to protect the heritage resources and landscape on the site 
while providing a viable new use for the heritage asset that will preserve and 
conserve it into the future.  
 

4. The Heritage Impact Assessment provides mitigative measures to protect 
views, the cultural landscape, and the existing buildings on the site. The 
policies of this amendment will require that these measures be implemented.  

 
5. A needs assessment and marketing study was submitted as part of the 

application and the anticipated economic benefit of the proposed development 
is expected to be significant for the Town of Niagara-on-the-Lake and the 
Niagara Region as a whole. 

 
6. The needs assessment and marketing study concluded that the 100-room Inn 

and arts and learning centre will not negatively impact the overall market in the 
long term but that the conference facilities will be important in making the 
project economically viable as ultimately, over 40% of the demand will be for 
the conference or special events facilities. 

 
7. A peer review of the Randwood Estate proposal was conducted by Brook 

McIlroy Inc. to provide some further urban design recommendations given the 
significance of the property and the scale of the proposal. The 
recommendations include reducing the massing of the buildings especially any 
long walls as this is not proportional with the existing buildings, increasing the 
side and rear yard setbacks, heights should not exceed 3-storeys above grade, 
and terraces on the upper-storeys of buildings should face the interior of the 
property and should not be overlooking neighbouring properties.  
  

8. This amendment will be implemented by a site specific zoning by-law 
amendment and a site plan agreement. 
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PART B – THE AMENDMENT 
 
 
 
All of this part of the document entitled ‘Part B – The Amendment’ consisting of the 
following text and Schedule 1 constitutes Amendment Number XX to the Official 
Plan of the Town of Niagara-on-the-Lake. 
 
Details of the Amendment 
 

i. That Schedule “B” Land Use Plan – Niagara/Old Town is amended by 
Schedule “1” attached hereto and forming part of this amendment.  

 
ii. That Part 3 “Land Use Policies,” Section 10: Commercial is amended by 

adding new policies titled “General Commercial (Randwood Estate)” after 
“Regional Commercial (Niagara-on-the-Green)” as follows:  

 
 
General Commercial (Randwood Estate) 

1. In the General Commercial (Randwood Estate) designation the following 
land uses shall be permitted: 

 
Main Uses  Hotel 
  Spa 
  Arts and Learning Centre 
  Conference Centre 
  Restaurant 

 
Secondary Uses Accessory buildings and structures.  

 
2. At site plan approval stage, the property shall be designated under Part 

IV of the Ontario Heritage Act. 
 

3. The final design and plans of any additions or new buildings shall be 
subject to approval by the Municipal Heritage Committee. 

 
4. Sufficient landscaping, buffers, and setbacks shall be provided to 

minimize the impact on abutting residential uses. 
 

5. No terraces or balconies above the second storey shall be oriented 
toward abutting properties. Any terraces or balconies shall be oriented 
toward the interior of the property. 

 
6. All access to parking areas shall be oriented or designed in such a way 

that there shall be no impact of vehicular lights on abutting residential 
properties. 

001829



APPENDIX “E” 
 
 

 
7. There shall be no negative impact on abutting properties as a result of 

lighting in parking lots, driveways, walkways, or other outdoor recreation 
and amenity spaces. 

 
8. There shall be adequate building separation from adjacent residential 

uses. 
 

9. A tree preservation plan prepared by a qualified professional and shall 
be submitted with a site plan application. 

 
10. The boxwood hedge within the buffer area adjacent to the western 

property line shall remain and be properly protected and preserved to 
insure its continued growth.  At site plan stage measures to mitigate 
construction impacts to protect the boxwood hedge will be required. 
 

iii. That Part 3 Land Use Policies, Section 15: Open Space and Community 
Facilities is amended by adding new policies titled “Open Space (Randwood 
Estate)” after “Open Space and Community Facilities” as follows: 

 
Open Space (Randwood Estate) 

 
1. In the Open Space (Randwood Estate) designation the following land 

uses shall be permitted: 
 

Main Uses Pedestrian and carriage pathways 
 Existing buildings and structures 
 Stormwater management facilities 
 Parking lots 
 Walls along John and Charlotte Streets 

 Accessory buildings and structures to main uses in the 
General Commercial (Randwood Estate) designation. 

 
2. All parking areas shall be oriented or designed in such a way that there 

shall be no impact of vehicular lights on abutting residential properties. 
 
3. There shall be no negative impact on abutting properties as a result of 

lighting in parking lots, driveways, walkways, or other outdoor 
recreation and amenity spaces or accessory buildings or structures.. 

 
4. A tree preservation plan prepared by a qualified professional and shall 

be submitted with a site plan application. 
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PART C – THE APPENDICES 
 
 
 
The following appendices do not constitute part of Amendment Number XX but are 
included as information supporting the amendment.   
 

Appendix I Location Map 
 
Appendix II Planning Justification Report, Randwood Estate Development 
 
Appendix III Notice of Public Meeting – September 26, 2011 & November 28, 

2011 
 
Appendix IV Minutes of Public Meeting – September 26, 2011 & November 

26, 2011 
 
   
 
 

001831



SCHEDULE    ATTACHED TO OFFICIAL PLAN AMENDMENT 

LORD MAYOR
DAVE EKE

TOWN CLERK
HOLLY DOWD

CH
AR

LO
TT

E S
TR

EE
T

0 25 50 7512.5
Meters

DISTANCES SHOWN ARE IN METERS 1:2,088

o

JOHN STREET EAST

228
.17

410
.02

232
141.94

163.3916.
81

Open Space - 
   Randwood Estate

General Commercial - 
   Randwood Estate

Conservation

001832



  
 
 

THE CORPORATION 
 

OF THE 
 

TOWN OF NIAGARA-ON-THE-LAKE 
 

BY-LAW NO. 4316X – 11 
 

(Randwood Estate) 
 

Roll No. 262701000200900 

Roll No. 262701000200800 

 
A By-Law pursuant to Section 34 of the Ontario Planning Act to amend By-
Law No 4316-09, as amended, entitled a by-law to regulate the use of land 
and the character, location and use of buildings and structures thereon. 

 
NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWN OF 
NIAGARA-ON-THE-LAKE ENACTS AS FOLLOWS: 
 
1. Schedule “A-2” of By-Law No. 4316-09, as amended, be further amended by 

rezoning those lands shown on Schedule “1” and Schedule “2” attached hereto and 
forming part of this by-law to the identified site specific zones. 
 

2. Notwithstanding the provisions of the “General Commercial (GC) Zone” of the Old 
Town Community Zoning District, the following provisions shall apply to the lands 
shown on Schedule “1” and Schedule “2” attached hereto identified as General 
Commercial – Randwood Estate (GC-56) and Open Space – Randwood Estate (OS-
56). 

 
General Commercial – Randwood Estate (GC-56) 
2.1 Permitted Uses: 
a) A hotel with a maximum of one hundred and six (106) rooms 
b) A conference centre 
c) An artist studio and learning centre 
d) An art gallery 
e) A restaurant 
f) An outdoor patio 
g) Accessory buildings and structures 

 
 
2.2 Zone Requirements:  
a) Minimum lot frontage………………………………………………….....300 m (984.2 ft) 
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b) Minimum lot depth……………………………………………………… . 120 m (393.7 ft) 
c) Minimum landscaped open space……………………………………………..…… 50% 
d) Maximum lot coverage………………………………………………………………. 12% 
e) Minimum main building setbacks in accordance with Schedule “2” attached. 
f) Minimum vehicular access ramp setback……………………………..30.48m (100 ft.) 
g) Maximum building height………………………………………………….17.35m (57 ft) 
h) Maximum seating capacity for restaurant……………………………………. 200 seats 
i) Maximum number of rooms for the hotel………………………………………..…. 106 
j) Maximum floor area of all buildings in the commercial zone…11,535 m² (124,161.7 

ft²) 
k) Maximum floor area of spa                                                           185.8m2 (2000 ft2) 
l) Maximum floor area of Arts & Learning Centre                            269.41m2 (2900 ft2) 
 

3. That Section 5—Definitions of By-Law No. 4316-09, as amended, be further amended 
by adding the following definition as Section 5.104A as follows 

“CONFERENCE CENTRE means a building used for social or cultural activities, 
hosting of banquets or receptions and meetings. Facilities may include meeting 
rooms, auditoriums, kitchen facilities, banquet rooms and other compatible 
accessory facilities contained within the building.” 
 

4. Notwithstanding the provisions of the “Open Space (OS) Zone” for the Old Town 
Community Zoning District only the following uses shall apply to those lands identified 
as Open Space – Randwood Estate (OS-56) on Schedule “1” attached hereto: 
 
Open Space – Randwood Estate (OS-56) 
4.1 Permitted Uses: 

Pedestrian and carriage pathways 
Existing structures 
Stormwater management facilities 
Parking spaces to a maximum of 50 spaces 
Walls along John and Charlotte Streets 
Accessory landscaping structures or uses 
 

4.2 Zone Requirements 
A minimum setback for accessory structures shall be 7.5m (24.6ft) from all 
property lines. 
 

5. Notwithstanding Section 6.39 Parking Space Requirements of By-Law No. 4316-09, 
as amended; a minimum of 200 parking spaces shall be required. 
 

6. All other provisions of Zoning By-Law 4316-09, as amended, shall continue to apply 
to the lands shown on the attached Schedule. 

 
If no notice of objection is filed with the Clerk within the time provided, this By-Law shall 
come into force and take effect on the date of passing by the Council of the Corporation 
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of the Town of Niagara-On-The-Lake in accordance with Section 34 of the Planning Act, 
R. S. O. 1990. 
 
If a notice of objection is filed with the Clerk, this By-Law shall become effective on the 
date of passing hereof, subject to receiving the approval of the Ontario Municipal Board. 
 
 
 
READ A FIRST, SECOND AND THIRD TIME THIS 12th DAY OF DECEMBER, 2011. 
 
 
 
____________________ _________________________ 
LORD MAYOR D. EKE TOWN CLERK HOLLY DOWD 
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NO. DATE: REVISION: BY:
ISSUED FOR REZONING KKJUNE 201101
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RE-ISSUED FOR PARKING
ACCESS RAMP CLARIFICATION KKAUGUST 3 201103

RE-ISSUED WITH MODIFIED
SOUTH-WEST PROPERTY SETBACKS KKSEPT. 21 201104
RE-ISSUED AS PER PLANNING DEPT/

REVIEW KKNOV. 22 201105

PRELIMINARY SITE PLAN
CONCEPT

("MASTER PLAN")

TOTAL SITE AREA 100.0%53,802 m²

EXISTING BUILDING COVERAGE (APPROX)

579,128 ft²

BUILDING # 1 (3-STOREY + BASEMENT) ±1,691 m²±18,200 ft²

BUILDING # 2 (2-1/2 STOREY) ±635 m²±6,840 ft²

BUILDING # 3 (2-STOREY) ±269 m²±2,900 ft²

PROPOSED BUILDING # 4 (3-STOREY + LOWER WALK-OUT) ±4,545 m²±48,928 ft²

PROPOSED BUILDING # 5 (3-STOREY + BASEMENT) ±2,677 m²±28,815 ft²

PROPOSED BUILDING # 6 (1- 1
2 STOREY + BASEMENT) ±454 m²±4,889 ft²

PROPOSED BUILDING # 7 (1- 1
2-STOREY) ±981 m²±10,563 ft²

PROPOSED BUILDING # 8 (1-STOREY) ±114 m²±1,225 ft²

1,615 m²±17385 ft² 3.0%

SITE STATISTICS

PROPOSED ABOVE GRADE PARKING

PROPOSED SUB-GRADE PARKING

TOTAL PARKING PROPOSED

81 SPACES

119 SPACES

200 SPACES

LOCATION KEY MAP
NOT TO SCALE

13.29 ACRES

SITE LOCATION

EXISTING

EXISTING

EXISTING

GROSS FLOOR AREAS

OVERALL TOTAL ±11,367 m²±122,360 ft²

PROPOSED SITE PLAN ("MASTER PLAN")
SCALE: 1"=40'-0"

PROPOSED BUILDING COVERAGE 4,044 m²±43,535 ft² 7.5%

+LOFT

+LOFT

TOTAL BUILDING COVERAGE 5,659 m²±60,920 ft² 10.5%

EXISTING TOTAL ±2,595 m²±27,940 ft²

PROPOSED TOTAL ±8,772 m²±94,420 ft²
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