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Department of Community & Development Services
1593 Four Mile Creek Road
P.O. Box 100, Virgil, ON L0S 1T0
905-468-3266 • Fax: 905-468-0301

www.notl.org
January 17, 2018
Urban Design Committee Report UDC-18-01
Report to:

Town of Niagara-on-the-Lake Urban Design Committee

Subject:

144 & 176 John Street East (Randwood Estate) – hotel and conference centre –
Zoning By-law Amendment

1. RECOMMENDATION
Planning staff recommends that with respect to the Zoning By-law Amendment application:
1.1
The site plan be supported, subject to the following conditions:
1.1.1 Committee comments regarding the function of vehicular accesses and circulation;
1.1.2 Committee comments regarding the design of the pedestrian footpaths with regard to
their paving material and location(s); and
1.1.3 Committee comments regarding the size and scale of the proposed hotel building on
the ground.
1.2
The building elevations be supported, subject to the following conditions:
1.2.1 Committee comments regarding the compatibility of the six-storey hotel building on
the subject property and surrounding neighbourhood; and
1.2.2 Committee comments regarding the architectural style of the proposed hotel building.
1.3
The landscape plan be supported, subject to the following conditions:
1.3.1 Clarification from the applicant as to what the 15 proposed species are that form the
vegetative screening on the western edge of the landscape terrace; and
1.3.2 Committee comments regarding the contrast of landscape design for the rear terrace.

2. PURPOSE / PROPOSAL
The Town has received an application for Zoning
By-law Amendment and Site Plan to permit a hotel
and conference development with secondary
uses that include an artist studio and learning
centre, restaurants, art gallery, and spa. It should
be noted that the existing property is zoned for
those uses, arising from a previous Zoning By-law
Amendment (submitted by a previous applicant)
that was approved in 2011. The current zoning of
the subject properties requires amendment as the
zoning provisions were specific to the
siting/location of buildings of the original proposal,
and did not give flexibility to allow for changes.
Figure 1: Location map
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3. BACKGROUND
3.1
Site description and surrounding land uses
The subject properties are located on the southern side of John Street East, between King Street
and Queen’s Parade/Niagara River Parkway. The surrounding uses include residential subdivisions,
estate wineries and large estate properties. The properties are also located across John Street East
from the Commons, lands administered by Parks Canada The properties lie at the periphery of Old
Town, along the urban area boundary.
4. DISCUSSION / ANALYSIS
4.1
Site plan
4.1.1
Vehicular
access
and
circulation
A total of three accesses are indicated on
the site plan for public access, all of which
currently exist and will be improved upon.
All accesses are along John Street East.
The eastern- and western-most accesses
are proposed to be two-way, with only the
central access being one-way for entering
the site. The central access is proposed to
be the main entrance for the development.
Staff seek the Committee’s advice on the
proposed
vehicular
access
and
circulation.
It should be noted that a fourth access into
the site is shown to the proposed
maintenance building to the south. It
appears that this access would be made Figure 2: Site plan
through a connection onto the adjacent
property. Staff seek clarification of this from the applicant, as to whether this access is
connected to the access leading to the underground parking garage, and what the function of
this access point will be.
Parking is largely accommodated in an underground two-level parking garage that will provide
365 spaces. The entrance to these spaces is located on the west side of the proposed hotel
building. Additionally, 50 spaces are proposed (only 39 spaces are shown on the site plan) for
surface-level parking, which is accommodated throughout the site, with a large component on
two lots by the central one-way access. Staff support the provision of underground parking and
seek the Committee's advice on parking provision of the site.
4.1.2
Pedestrian access and circulation
The site currently contains some existing footpaths and trails that will be improved upon,
including the main footpath linking the central access to Randwood House. The urban design
brief proposes that new complimentary footpaths will be built to link existing trails and walkway,
as well as to allow for a shuttle service (via golf carts) to nearby Two Sisters winery and other
points of interest in Old Town. Staff seek further details from the applicant to identify where
001971

these new footpaths would be built, and their choice of paving material(s). Staff seek the
Committee’s advice on the provision of pedestrian footpaths and their design (materials and
location).
4.1.3
Building location:
The proposed development incorporates the three main buildings on-site currently. They are: 1)
Randwood House, 2) Sheets (Devonian) House and 3) Coach House. New proposed buildings that
will be located on the site include: 1) a new six-storey hotel building, 2) a one-storey conference
centre attached to the new hotel building and 3) a maintenance building.
The proposed new hotel building is the largest building on the site. It is proposed to be a six-storey
building that is approximately 22m high, along with a one-storey podium building that will house
conference facilities. It will also be connected to Randwood House via a breezeway. This building
will be situated above a plinth that is directly above the underground parking structure. The building
is set back from John Street by approximately 120m and will largely be screened by vegetation onsite. Staff do not oppose the location of the hotel building, but seek the Committee’s advice on the
location of the hotel building, its size and scale on the ground.
4.2

Building elevations and cross-sections

Figure 3: Building elevation of hotel (north)

The hotel building is designed to evoke the
grandeur of a ‘grand hotel’ and resort.
Several such hotels did exist in town,
however have since been demolished. The
building is oriented with its widest elevation
paralleling John Street. The massing is
continuous across a width of 62.1m,
comparable to the widths of the Pillar and
Post and Prince of Wales hotels. Staff do
have concerns with the continuous
Figure 4: Building elevation of hotel (west)
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Figure 5: Cross-section of hotel building with trees

massing of the building at six storeys. This building would be the tallest in Old Town and would be
comparable in height and massing to the hotels that are under construction in Glendale. Additionally,
the hotel is proposed to be higher than the canopy of trees on the property, and can be viewed from
the Commons. Staff seek the Committee’s advice if the height and massing are appropriate for the
subject property and complementary to the surrounding neighbourhood.
The architectural style of the hotel building was
chosen not contextually, but to differentiate
itself from the styles of the existing buildings onsite. A rationale for this, provided by the
applicant, is because the buildings are not in
close proximity to each other and thus, are
never seen in direct comparison. Additionally,
the existing buildings on-site are different in
architectural styles. The style chosen is
expressed in a modern style within a classical
form. Inspiration images in the urban design
brief include hotels in Italianate, Art Deco and
Californian influences, as well as office
buildings from the 19th century.

Figure 6: Architectural treatment of sixth storey

Staff are generally supportive of the design inspiration and approach taken, as long as the style
chosen is complementary in size and scale to the property and the surrounding neighbourhood. Staff
seek the Committee’s advice on the architectural style of the hotel building and whether the
applicant’s approach is appropriate for the site.
4.3
Landscape plan
The proposed landscaping retains the original landscape features designed by Dunnington-Grubb,
which include a reflection pool with two footbridges located in front of Randwood House. Staff are
supportive of the preservation of the original landscape design.

001973

The most significant new addition to the
landscape of the property is the
landscape terrace that will serve as a
garden, lawn and patio for the
restaurants. This terrace is situated higher
than ground level and is accessed by
stairs. Staff are generally supportive of
this amenity area and recognize that it is
complementary to a hotel. Staff do seek
clarity from the applicant as to its height
from the ground, as well as the
programming that will take place on the
lawn.
The landscape plan indicates that there
will be vegetative screening provided
along the western side of the terrace, Figure 7: Landscape plan
presumably to screen the residential
subdivision on Christopher Street. The plant list does not provide the specific species for ‘CO’ for
this screening and thus, Staff seek clarity from the applicant. Staff do have concerns about the
viability of the trees proposed on the terrace and if their growth can be sustained when planted on a
raised terrace. In general, Staff are supportive of the landscaping on the terrace, with its variety of
plantings that are ornamental and grown in rows of raised planting beds. Staff appreciate the idea
of providing, at the rear of the hotel building with a modern landscape, a contrast from the earlier,
more traditional design of the Dunnington-Grubb landscaping at the front of the property. Staff seek
the Committee’s advice on this dual landscape.
5. FINANCIAL IMPLICATIONS
Fees have been collected upon receipt of the Zoning By-law Amendment application. Additional fees
will be collected at building permit stage. There are no cost implications to the Town associated with
this proposal.
7. CONCLUSION
Staff recommend that the urban design materials generally be supported, subject to the
recommendations at the beginning of the report. It is anticipated that the applicant will return to the
Committee once review comments are received and subsequent revisions are made.
Submitted by:
Written by:

Reviewed by:

Raymond Tung
Urban Design Specialist

Eric Withers, MCIP, RPP
Senior Planner
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