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��"��Z<�[W?C@>??��Z<\�X]K̂\Ẑ__E�̂�\\E�̀W>>@�aA=>>A�̂�]>=CABI>�5>=bCA�4GGLCMBACD@�N@?ABLLBACD@�DHB�@>c�cBLL�?CI@��O��	�'
�	�����1
������0�����0����	(�
����(�
	�������!
���P���������Q��Q��,�Q���,R���	�S������������!	���������	�"��%������
�	�����1
0�0����
�(������	��
�	��	�������������	0�����
(
��
�	���(�����
�	"��%�������
�����0
������0�����(����!
	� ��d�e����0�!
������������(���!�������������
	��	0�d�%����
�	������0������	����0��1�������(��	��(f0�����1�0����.��!�����	����������������	0�
�	����	�
	�0�
	����Q��Q��,�Q��,�R���	�S���������
����e���
��*���
��
�	��
	�����
�	��(��	�!��
�	����0����0�����	0�0�����
	���0����� 
001981



�������� ��	
�
������
��������
���������
	���
	����������������������

����� �����!"	���"�����
����	����#$%&�$%'"	�(��)*+,�-����-.*���-�-���)��,,��**��-���-��,��+��/��-�-��,����*/��- ���

��"���������
��������
�����
��
�	����
	������!����
�	�����,�0���	�1������������2�34��"�����������	�	�������5�
��3�������
	���
�	�����
��(��������������3��
�	�����,0���	�1�����4���"�������������3��
�	�����(�������(
	
���	3�	���������(
	
������6�
���
	�����	��	�
���
	������,�0���	�1�����4��",������
�	�����3������(���!�������������
	��	3��"-������
�	������	����3��2�������(��	��(73�"��899:;<=>�8?�8@=A>=>��BCD�@EFGHBGIIJ�KL�G�MK�NOPPQ�?RSPPRT�EPSURVWP�9PSXUR�8YYZU[VRU\Q��]Q̂RVZZVRU\Q�\_�QP̀ �̀VZZ�̂UWQ��%������
�	�����2
3�3�����
(
��
�	���	������
�	 ��a��������3��������!���3����(������������!�3�������	���	���
�	��	�����(��
�	3	�������	��������	
����
	���3��(�������
	��!
���������((��������	3�
�	4�a�%�������
�����3
������3�!����������
�	�b�����(���	���
��	������!�3"����2�3����.��!�����	����������������	3�
�	����	�
	�3�
	����c��c��-�c��c,��0���	�1����������
����d���
��*���
��
�	��	3�
	�����
�	��(�	�!�!����
�	���3����3����
	���3����� ���"���������
��������
�����
��
�	����
	�������
	����(����c���	��3���	�
�����!��3!����
�	��	�������3
�
�	��(��
������	����	��������	
��������c,��0���	�1������������2�34��"�����������	�	�������5�
��3�������
	���
�	�����
��(��������������3��
�	�����c,�0���	�1�����4�	3��"�������������3��
�	��2��������(
	
���!
���	���������(
	
����	����6�
���
	����	��	��
���
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Telephone (905) 468-4261
Facsimile (905) 468-4555

1593 Four Mike Creek 
Road

P.O. Box 190
Virgil, Ontario

L0S 1T0

Report: MHC-18-008 Committee Date: February 13, 2018

Report To: Committees of Council
Subject: 144 & 176 John Street East, Randwood

Request for Comments
Applications for Zoning By-law Amendment and Site Plan Approval to 
allow for proposed hotel and conference centre

1. RECOMMENDATION
It is respectfully recommended that:

1.1 the Municipal Heritage Committee provide comments on the Heritage Impact 
Assessment and potential impacts to cultural heritage resources for the 
applications for Zoning By-law Amendment and Site Plan Approval at 144 & 
176 John Street East; 

1.2 the Heritage Impact Assessment submitted by the applicant's Heritage Planner 
for Zoning By-law Amendment and Site Plan Approval at 144 & 176 John Street 
East be peer-reviewed at the applicant's cost; 

1.3 a standard Ontario Regulation 9/06 assessment, as per the Ontario Heritage 
Act, be undertaken for the identified cultural heritage landscape; 

1.4 an analysis be provided with respect to the interior heritage attributes at the 
Sheets (Devonian) House; 

1.5 a full set of building elevations including coloured renderings be provided for all 
new structures proposed at 144 and 176 John Street East, as well as 
renderings showing how the buildings will appear from surrounding 
streetscapes including the Niagara River Parkway; and

1.6 Council adopt the properties at 588 Charlotte Street and 200 John Street to the 
Town's Municipal Register of Properties of Cultural Heritage Value and Interest 
as per the recommendations in the Heritage Impact Assessment.

2. PURPOSE / PROPOSAL
A Request for Comments (Appendix A) has been submitted with applications for 
Zoning By-law Amendment and Site Plan Approval for a proposed 6-storey hotel, 
conference centre, restaurant with outdoor patio, pool, maintenance building and 
underground parking at 144 & 176 John Street East (hereafter referred to as the subject 
lands). The purpose of this report is to review the Heritage Impact Assessment (HIA) 
submitted in support of the proposal, to evaluate and determine potential impacts to 
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cultural heritage resources, and to make recommendations as per best practices in 
heritage conservation.

While the properties at 588 Charlotte Street and 200 Johnson Street are not part of the 
subject lands for the submitted planning applications, these properties do contain 
cultural heritage resources that are related to those on the properties at 144 & 176 John 
Street and have therefore been considered as part of this report. 

3. BACKGROUND
3.1 Site Description
The subject lands (144 & 176 John Street), are located on the southeast corner of John 
and Charlotte Streets. Together the properties are approximately 13 acres of rolling 
landscape with significant mature trees and vegetation. The subject lands contain the 
circa 1825 Randwood dwelling (hereafter referred to as Randwood) and the 1921 
Sheets (or Devonian) House as well as the early coach house. The property also 
contains several smaller structures that are directly related to the Dunington-Grubb 
planned landscaping. One Mile Creek traverses the property and has been channeled 
to become part of the Dunington-Grubb designed landscaping (see Appendix B). 

The subject lands as well as the properties at 588 Charlotte Street and 200 John Street 
East were part of the early Estate granted to the Honourable Peter Russell in 1796. The 
properties were later severed but merged again under the ownership of George Rand I. 
For the purposes of the report, the term Rand Estate refers to the subject lands as well 
as the properties at 588 Charlotte Street and 200 John Street East, and the properties 
at 580 Charlotte Street, as well as the lands containing the developments at Christopher 
Street and Weatherstone Court (see map in Figure 1 ).  The property at 580 Charlotte 
Street, as well as the developments at Christopher Street and Weatherstone Court have 
not been assessed as part of the submitted HIA.

588 Charlotte Street is located directly to the south of 144 & 176 John Street East and 
Weatherstone Court, and is located within the urban boundary with access to the 
property off Charlotte Street. The HIA notes that the property contains a former stables, 
once part of the Rand Estate, now converted to a dwelling. The property also contains 
the stone perimeter wall which once encircled the Rand Estate. 

200 John Street East is situated directly to the east of 588 Charlotte Street, and south of 
the subject lands. The property is accessed via a long driveway off John Street East. 
The urban boundary runs from north to south down the virtual centre of the property so 
that part of the property is within the urban boundary and part of the property is in the 
agricultural area (the Greenbelt). The HIA notes that 200 John Street East contains the 
stone perimeter wall, the former train stop (a gazebo-like structure), a guest house, 
garage, tea house and pool house.   

To the north of the subject lands is the federally owned Butler’s Barracks National 
Historic Site which includes the Commons, a large open space with mature vegetation 
and Paradise Grove, an early oak savannah woodland. To the west and south are 
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urban residential uses characterized by one and two-storey single-detached dwellings 
and townhouses. The urban boundary for Old Town ends just past the eastern property 
line of 176 John Street East with rural residential uses beyond. Directly to the east, at 
210 John Street East, is Brunswick Place (or Pinehurst, which is listed on the Town's 
Municipal Register of Properties of Cultural Heritage Value or Interest) built ca 1830, in 
the same era as Randwood. The property at 210 John Street East was once part of the 
same early estate property as the subject lands but was severed in the 1830s. 

3.2 Ontario Heritage Act
The subject lands are listed on the Town’s Municipal Register of Properties of Cultural 
Heritage Value or Interest but, to date, have not been designated under Part IV of the 
Ontario Heritage Act. 

Neither 588 Charlotte Street or 200 John Street East are currently listed on the Town's 
Municipal Register or designated under the Ontario Heritage Act. 
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3.3 Growth Plan for the Greater Golden Horseshoe, 2017
4.2.7 (1) Cultural heritage resources will be conserved in order to foster a sense of 
place and benefit communities, particularly in strategic growth areas.

The Growth Plan provides the following definitions:

Built heritage resource: means a building, structure, monument, installation or any 
manufactured remnant that contributes to a property’s cultural heritage value or 
interest as identified by a community, including an Aboriginal community. Built 
heritage resources are generally located on property that has been designated under 
Parts IV or V of the Ontario Heritage Act, or included on local, provincial and/or 
federal registers.

Conserved: means the identification, protection, management and use of built 
heritage resources, cultural heritage landscapes and archaeological resources in a 
manner that ensures their cultural heritage value or interest is retained under the 
Ontario Heritage Act. This may be achieved by the implementation of 
recommendations set out in a conservation plan, archaeological assessment, and/or 
heritage impact assessment. Mitigative measures and/or alternative development 
approaches can be included in these plans and assessments.

Cultural heritage landscape: means a defined geographical area that may have 
been modified by human activity and is identified as having cultural heritage value or 
interest by a community, including an Aboriginal community. The area may involve 
features such as structures, spaces, archaeological sites or natural elements that 
are valued together for their interrelationship, meaning or association. Examples 
may include, but are not limited to, heritage conservation districts designated under 
the Ontario Heritage Act; villages, parks, gardens, battlefields, mainstreets and 
neighbourhoods, cemeteries, trailways, viewsheds, natural areas and industrial 
complexes of heritage significance; and areas recognized by federal or international 
designation authorities (e.g. a National Historic Site or District designation, or a 
UNESCO World Heritage Site).

Cultural Heritage Resources
Built heritage resources, cultural heritage landscapes and archaeological resources 
that have been determined to have cultural heritage value or interest for the important 
contribution they make to our understanding of the history of a place, an event, or a 
people. While some cultural heritage resources may already be identified and 
inventoried by official sources, the significance of others can only be determined 
after evaluation.

3.4 Provincial Policy Statement (PPS) 2014
The Provincial Policy Statement provides policy direction on matters of provincial 
interest related to land use planning and development. The definitions used are the 
same as the those provided in the Growth Plan (see above) aside from the definition of 
"significant" provided below. The following policies are relevant to Cultural Heritage and 
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Archaeology:

2.6 Significant built heritage resources and significant cultural heritage landscapes 
shall be conserved.

Significant means: (e) in regard to cultural heritage and archaeology, resources 
that have been determined to have cultural heritage value or interest for the important 
contribution they make to our understanding of the history of a place, an event, or a 
people.

3.5 The Standards and Guidelines for the Conservation of Historic Places in Canada
The primary purpose of the Standards and Guidelines for the Conservation of Historic 
Places in Canada (Standards and Guidelines) is to provide sound, practical guidance to 
achieve good conservation practice. This document establishes a consistent, 
pan-Canadian set of conservation principles and guidelines. The following are relevant 
excerpts:

Section 3
The Standards for the Conservation of Historic Places in Canada promote responsible 
conservation practices to help protect Canada’s historic places. They provide a 
philosophical approach to conservation work. While neither technical nor case-specific, 
they offer a framework for making essential decisions about which character-defining 
elements of an historic place should be preserved and which ones can be altered while 
protecting heritage value. 

General Standards for Preservation, Rehabilitation and Restoration
Conserve the heritage value of an historic place. Do not remove, replace or 1.
substantially alter its intact or repairable character-defining elements. Do not move 
a part of an historic place if its current location is a character-defining element.
Conserve changes to an historic place that, over time, have become 2.
character-defining elements in their own right. 
Conserve heritage value by adopting an approach calling for minimal intervention.3.
Recognize each historic place as a physical record of its time, place and use. Do 4.
not create a false sense of historical development by adding elements from other 
historic places or other properties, or by combining features of the same property 
that never coexisted. 
Find a use for an historic place that requires minimal or no change to its 5.
character-defining elements. 
Protect and, if necessary, stabilize an historic place until any subsequent 6.
intervention is undertaken. Protect and preserve archaeological resources in place. 
Where there is potential for disturbing archaeological resources, take mitigation 
measures to limit damage and loss of information. 
Evaluate the existing condition of character-defining elements to determine the 7.
appropriate intervention needed. Use the gentlest means possible for any 
intervention. Respect heritage value when undertaking an intervention. 
Maintain character-defining elements on an ongoing basis. Repair 8.
character-defining elements by reinforcing their materials using recognized 

001992



 Report : MHC-18-008 Page 6

conservation methods. Replace in kind any extensively deteriorated or missing 
parts of character-defining elements, where there are surviving prototypes. 
Make any intervention needed to preserve character-defining elements physically 9.
and visually compatible with the historic place and identifiable on close inspection. 
Document any intervention for future reference.

Additional Standards Relating to Rehabilitation
10. Repair rather than replace character-defining elements. Where character-defining 

elements are too severely deteriorated to repair, and where sufficient physical 
evidence exists, replace them with new elements that match the forms, materials 
and detailing of sound versions of the same elements. Where there is insufficient 
physical evidence, make the form, material and detailing of the new elements 
compatible with the character of the historic place.

11. Conserve the heritage value and character-defining elements when creating any 
new additions to an historic place or any related new construction. Make the new 
work physically and visually compatible with, subordinate to and distinguishable 
from the historic place.

12. Create any new additions or related new construction so that the essential form and 
integrity of an historic place will not be impaired if the new work is removed in the 
future.

Additional Standards Relating to Restoration
13. Repair rather than replace character-defining elements from the restoration period. 

Where character-defining elements are too severely deteriorated to repair and 
where sufficient physical evidence exists, replace them with new elements that 
match the forms, materials and detailing of sound versions of the same elements. 

14. Replace missing features from the restoration period with new features whose 
forms, materials and detailing are based on sufficient physical, documentary 
and/or oral evidence.

Section 4.1.7 of the Standards and Guidelines “provide direction when an ecological 
feature has been identified as a character-defining element of an historic place. In the 
context of these guidelines, an ecological feature is a natural element, such as a 
marsh, a pond or a stand of trees, which can be part of a larger ecosystem. While 
ecosystems at an historic place should be evaluated and managed for their natural 
values by ecologists and other natural resource specialists, these guidelines apply only 
to the features of those ecosystems determined to have heritage value.” 

Recommendations include:
Understanding the ecological features and how they contribute to the natural and 
cultural heritage value of the cultural landscape.
Understanding the natural structure, function and dynamics of the ecological 
feature and of the ecosystem of which it is part.
Protecting and maintaining the ecological feature by using non-destructive 
methods in daily, seasonal and cyclical tasks.
Retaining intact ecological features and degraded ecological features that can be 
returned to good ecological condition.
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Replacing extensively degraded or missing ecological features or parts of ecological 
features based on physical and documentary evidence; for example, replanting a 
documented shrub species lost through erosion, with the same native species from 
a local source.
Introducing a new element, when required by a new use, that does not have a 
negative impact on the heritage value and condition of the ecological feature.

Section 4.1.11 of the Standards and Guidelines provide direction when the built features 
of a cultural landscape have been identified as character-defining elements of an 
historic place. Built features can include archaeological remains; residential, commercial 
and institutional buildings; structures, and fences. It is further noted that “additions to 
recent cultural landscapes should be undertaken with the utmost respect and care, and 
complement the heritage value of the historic place.” With respect to additions or 
alterations to a cultural landscape, the following is recommended: 

Designing a new built feature, when required by a new use, to be compatible with 
the heritage value of the cultural landscape. For example, erecting a new farm 
outbuilding, using traditional form and materials, or installing signs and lighting 
compatible with the cultural landscape.

3.6 Ontario Heritage Trust: Eight Guiding Principles in the Conservation of Historic 
Properties

Respect for documentary evidence - Do not base restoration on conjecture. 1.
Conservation work should be based on historic documentation such as historic 
photographs, drawings and physical evidence.
Respect for the original location - Do not move buildings unless there is no other 2.
means to save them. Site is an integral component of a building or structure. 
Change in site diminishes cultural heritage value considerably.
Respect for historic material - Repair or conserve rather than replace building 3.
materials and finishes, except where absolutely necessary. Minimal intervention 
maintains the historical content of the resource.
Respect for original fabric - Repair with like materials, to return the resource to its 4.
prior condition without altering its integrity.
Respect for the buildings history - Do not restore to one period at the expense of 5.
another period. Do not destroy later additions to a building or structure solely to 
restore to a single time period.
Reversibility - Alterations should be able to be returned to original conditions. This 6.
conserves earlier building design and technique. For instance, when a new door 
opening is put in a stone wall, the original stones are numbered, removed and 
stored, allowing for future restoration.
Legibility - New work should be distinguishable from old. Buildings should be 7.
recognized as products of their own time, and new additions should not blur the 
distinction between old and new
Maintenance - With continuous care, future restoration will not be necessary. With 8.
regular upkeep, major conservation projects and their high costs can be avoided.

3.7 Town of Niagara-on-the-Lake Official Plan
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Sections 10.3.6 and 15.3.2 of the Town’s Official Plan contains the following policies 
guiding commercial development and use of the open space on the subject lands (see 
map in Figure 1  below):

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.

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.

Section 15.3.2 Open Space
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.
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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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Figure 1 - Official Plan Designation

Section 6.4 of the Town's Official Plan contains the following policies with respect to 
Building Height Restrictions:

The Town of Niagara-on-the-Lake consists of low-rise structures in a small town 
setting with a large number of historic buildings. Generally, the building height has 
not exceeded 11 metres (36 feet). For the most part this low-rise character should 
be maintained and the implementing zoning by-law should limit building height 
accordingly. Special provisions may also be included in the implementing zoning 
by-law limiting the building height to less than 11 metres (36 feet) in low density 
residential, and established residential areas where the majority of the buildings are 
one or 1 1/2 storeys in height.

Relevant Growth Management Polices in Section 6A include:
4.4 Built-Up Area Intensification Policies

The Town will ensure that intensification and redevelopment is consistent with the 
heritage and character of the Built-up Area. Urban design guidelines for the Built-up 
Area may be prepared and used as a tool to achieve compatible built form with 
intensification and redevelopment.

4.6 Land Use Compatibility Policies
Intensification and/or redevelopment should be consistent with:

The existing and/or planned built form and heritage of the property and surrounding 
neighbourhood

Section 18 of the Town’s Official Plan provides policy direction for Cultural Heritage. The 
following policies are applicable:

It shall be the policy of Council to encourage the preservation of buildings and sites 
having historical and/or architectural values.
Council shall identify and maintain a list of possible heritage properties. This list will 
be the basis for preservation, restoration and utilization of heritage resources.
Council shall designate and regulate heritage resources under appropriate 
legislation, including The Ontario Heritage Act, the Planning Act and The Municipal 
Act, whenever deemed feasible.

4. DISCUSSION / ANALYSIS
4.1 Reasons for Alteration
A new hotel building is proposed for construction and the applicant is proposing 
site-specific provisions for the Zoning By-law related to lot coverage, maximum building 
height, setbacks and site-specific provisions associated with the proposed uses. 

4.2 Assessment of Heritage Resources
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The Heritage Impact Assessment (HIA) submitted by the applicant’s Heritage Planner 
provides an analysis of cultural heritage resources on the subject property and nearby 
properties. The HIA concludes that the proposal to construct a new 6-storey hotel and 
conference centre with associated uses will not impact cultural heritage resources on 
the subject lands. It further recommends that the identified cultural heritage resources 
should be conserved and that the property at 144 & 176 John Street East should be 
designated under the Ontario Heritage Act. 

The HIA identifies and recommends conservation of the following heritage attributes on 
the subject lands:

The concrete, brick and stone wall and entrance gate;1.
The three extant buildings on the property – Randwood, the Coach House and the 2.
Sheets (Devonian) House; 
The brick pavilion and the gazebo;3.
The designed Dunington-Grubb landscape including the walkway, lily pond, 4.
sculpture, stone bridges and walls and any remaining shrubs or plantings;
Remnants of the picturesque natural landscape including mature native and 5.
specimen trees, plants and shrubs; and
The boxwood hedge.6.

The HIA acknowledges that each of these attributes contributes to a unique cultural 
heritage landscape on the subject lands. Heritage Staff agree that the cultural heritage 
value of the property can be understood as both a designed (the gardens) and an 
evolved cultural heritage landscape and that the conservation of the above listed 
heritage attributes will contribute to the on-going conservation of the cultural heritage 
landscape.

The HIA further evaluates heritage attributes on adjacent properties that were once part 
of the Rand Estate and Dunington-Grubb designed landscape, including the pool house 
and tea house, which, it concludes, contain cultural heritage value. Some of the 
structures assessed in the HIA are recommended for demolition after documentation 
including:

The Arts and Crafts style guest house and gazebo-like structure used as a private 
train stop at 200 John Street East; and
the former stables converted to a dwelling at 588 Charlotte Street.

Further assessment of the relationship and cultural heritage value of the structures at 
200 John Street East and 588 Charlotte Street is requested prior to demolition of the 
structures as there is little analysis provided on their relationship to the larger cultural 
heritage landscape. 

A 1997 rear addition on the southwest side of the Randwood dwelling is also proposed 
for demolition (see Appendix C). The rear addition, while compatible with Randwood, 
does not contain particular cultural heritage value, and, therefore, its removal can be 
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considered appropriate as long as Ontario Heritage Act procedures for a listed property  
are followed, and there are no adverse impacts to the remaining early Randwood 
building with the demolition of the 1997 addition.    

While, the HIA is clear that the early Rand Estate (today several separate properties) is 
best understood as a designed and evolved cultural heritage landscape, the HIA 
proposes designation only for the subject lands, whereas 200 John Street East and 588 
Charlotte Street are recommended for listing on the Town's Municipal Register only. 
Heritage Staff agree that the properties at 200 John Street East and 588 Charlotte 
Street should be listed on the Municipal Register at a minimum to offer interim 
protection for the cultural heritage resources on site. However, clarification is requested 
in order to determine why the HIA does not recommend designation of all three 
properties as a comprehensive cultural heritage landscape under the same Designation 
By-law given the clear interrelationship between cultural heritage resources on these 
properties. The Draft Statement of Significance, provided as Appendix V in the HIA, 
does not include the properties at 200 John Street East or 588 Charlotte Street which 
means the pool house, tea house and stone wall on these properties, some of which are 
part of the Dunington-Grubb designed landscape, would not be included in the 
designation. It is recommended that further analysis is necessary with respect to which 
properties and heritage attributes should be included for designation. To assist in 
comprehensively assessing the identified cultural heritage landscape, a standard 
Ontario Regulation 9/06 assessment (as per the Ontario Heritage Act) should be 
provided which would assist in more clearly articulating and understanding the cultural 
heritage value of the property and heritage attributes, and the properties to be included 
with designation. 

The Mitigation and Conservation Methods of the HIA also recommend that certain 
interior features of the Sheets (Devonian) House should be conserved, with which Staff 
agree. However, the HIA provides no analysis of interior cultural heritage attributes. It is 
recommended that an assessment of interior attributes be provided.  
    
As far as the evolution of the Randwood property goes, it is clear that the site has been 
reimagined and re-worked according to the tastes, purposes and preferences of each 
owner over time. The addition of a new building could be in keeping with the evolved 
cultural heritage landscape of the property given the historic pattern of on-going 
development, and the addition of new layers that enhance the attributes of the cultural 
heritage landscape.  

While the addition of a new hotel building could be considered an acceptable alteration 
to the cultural heritage landscape of the property, there are concerns with respect to 
height and proposed design and compatibility with heritage resources. 

4.3 Height of Proposed Hotel Building
The setbacks from the streetscape, property lines and adjacent residences and the 
mature vegetative cover on the property offer some opportunity to minimize the impact 
of the proposed new hotel building; however, the natural life-cycle of the tree cover is 
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such that the mature tree canopy may be significantly reduced in future as trees die. It is 
important that there be an on-going maintenance and planting plan to ensure that as 
mature trees decay others are there to take their place in order to maintain the 
vegetative buffer (see Appendix D – view from Commons to subject lands with Sheets 
or Devonian House visible through trees). Still, the proposed height at 21.95 m (72 ft) 
has the potential to impact the surrounding area and heritage resources on the property. 
The Heritage Impact Assessment submitted by the applicant’s Heritage Planner states 
that “the hotel building and any other new structures will be designed to be physically 
and visually compatible with, subordinate to and distinguishable from the historic place” 
but does not provide an analysis of compatibility with respect to the height or design of 
the 6-storey building, or address how the new building will be subordinate to the historic 
place. 

Section 6.4 of the Town’s Official Plan states “the Town of Niagara-on-the-Lake consists 
of low-rise structures in a small town setting with a large number of historic buildings. 
Generally, the building height has not exceeded 11 metres (36 feet). For the most part 
this low-rise character should be maintained and the implementing zoning by-law should 
limit building height accordingly.” Section 4.6 “Land Use Compatibility Policies” of the 
Growth Management Policies in the Town’s Official Plan further state that intensification 
and redevelopment should be consistent with the existing or planned built form and 
heritage of the property and surrounding neighbourhood. A second policy states that 
redevelopment should be compatible and integrate with the established character and 
heritage of the area. The Growth Plan provides further policy direction that cultural 
heritage resources, which include cultural heritage landscapes, be conserved to foster a 
sense of place. 

From a heritage planning perspective, the applicants have not demonstrated that the 
proposed 21.95 m (72 ft) height is in character with the existing and/or planned built 
form and heritage of the area. The Town’s Official Plan references the low-rise 
character of the area which is informed by the historic built form in the area. On the 
property itself, the concern is that the proposed height of the hotel building will dwarf the 
three-storey Randwood building, especially given the close proximity of the buildings. 
The area surrounding the subject lands is defined by other cultural heritage resources 
including Brunswick Place (210 John Street East), Butler’s Barracks, by large open 
spaces including the Commons, and the former milkhouse and stables on 
Weatherstone Court.  None of the surrounding heritage resources are greater than 
three-storeys. The streetscape in the area is further defined by a mature tree canopy 
which carries across north of John Street East to the Commons and Paradise Grove. 
Views on the horizon are defined by the mature tree canopy associated with the 
Commons and Paradise Grove, rather than a skyline of structures. The introduction of a 
building clearly visible above the treeline would not be in keeping with the existing 
heritage character of the area or integrate with the heritage of the area. Furthermore, 
the hotel building could be seen to dominate over the heritage resources in the area and 
therefore undermine the sense of place.  

Further analysis is requested in order to fully assess the impacts of the proposed height 
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on the property and surrounding heritage character of the area. It is recommended that 
renderings be provided showing the potential impacts of the 21.95 m (72 ft) hotel 
building from the surrounding streetscapes including the Niagara River Parkway. 

4.4 Design of New Structure
The proposed new hotel building represents a contemporary layer on this already 
many-layered site. Best practices in heritage conservation recognize that “new work 
should be distinguishable from old. Buildings should be recognized as products of their 
own time, and new additions should not blur the distinction between old and new.” 
Heritage Staff concur with the HIA that the buildings on the subject lands represent a 
variety of eras and architectural styles dependent on their date of construction and 
subsequent alterations. The Randwood building is a brick building with Georgian, 
Second Empire and Victorian details, the Sheets (Devonian) House is a clapboard 
dwelling in the Colonial Revival style, and the coach house is a Gothic style stucco 
building; each of the buildings is entirely distinct in style and material. The proposed 
new hotel building is a pre-cast concrete with architectural details inspired by romantic 
form. While a contemporary design could be compatible, Heritage Staff are of the 
opinion that the design for the proposed hotel building has an urban feel that does not 
relate to the other buildings on site or the local context. While Randwood, the Sheets 
(Devonian) House and coach house are all unique in architectural style, each makes 
use of a common local building material which assists in creating a relationship between 
the buildings and the character of the area. The Standards and Guidelines recommend 
“designing a new built feature, when required by a new use, to be compatible with the 
heritage value of the cultural heritage landscape. For example, erecting a new farm 
outbuilding, using traditional form and materials.” The use of common local building 
materials could assist in connecting the new building to the other buildings on site and 
the local setting as well as reducing the heavy, square massing.

It is recommended that a full set of elevations be provided including coloured renderings 
in order to gain a better understanding of the proposed design and its relationship to the 
existing buildings on site.

Heritage Staff agree with the applicant’s Heritage Planner that the proposed location of 
the building is the least impactful on natural and heritage resources. One of the most 
characteristic features of the site is the extensive, rolling grounds and designed and 
natural landscape. All built features that have been erected on the subject property work 
with the existing natural features of the land including One Mile Creek and the extensive 
treescape. However, the massing of the 6-storey hotel is such that the hotel does not 
appear to settle into the rolling landscape as do the other buildings on the property. 
Instead, with the rather square and monolithic massing, and the location on a high point 
on the property, the proposed design tends to feel like it is dominating the landscape (
Appendix E – location of proposed hotel building behind gazebo with coach house and 
Sheets House visible at left, and Randwood visible at right). Comparatively, the existing 
buildings on the property make use of a variety of rooflines, heights, and rambling 
additions that help to blend the massing into the dynamic landscape. 
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4.5 Landscaping
When considered as a cultural heritage landscape, it is apparent that the meandering 
pathways/driveways on the property pay homage to One Mile Creek which also 
meanders through the site. As with historic estate properties, the purpose of winding 
pathways are manifold, including: to frame advantageous views of the buildings and 
property, as well as to allow the natural environment to unfold before the viewer as they 
move through the property and remain the focal point. On a straight road the focal point 
is always the end of the road, when a road or path gently winds the traveller is always 
conscious of the surrounding landscape. In the modern context, the meandering paths 
would further serve to calm vehicular traffic on site. Heritage Staff are of the opinion that 
the characteristic meandering path is a key cultural heritage attribute on the property 
that should be recognized as part of the designation. The proposed development 
includes this characteristic in the design of proposed new roads and therefore enhances 
this cultural heritage attribute on the property.

Staff further identify the 'central-axis' view from John Street East to Randwood as a key 
vista on the property which is directly tied to the planned landscaping prepared by 
Dunington-Grubb (see central-axis view in Appendix F). Given the location of the tall 
stone walls surrounding the property, and the immense tree canopy, the central-axis 
provides one of the few unimpeded glimpses of the Randwood dwelling. Again, this view 
is intentionally and attractively framed; Staff are of the opinion that this view should 
remain the focal vista for the property and should be identified as a key cultural heritage 
attribute on the property with designation along with the associated planned landscaping 
by Dunington-Grubb. The 'central-axis' view is not proposed to be altered with this 
proposal. 

The perimeter walls (Appendix G) are further identified as a key heritage attribute both 
for their design value and the contextual value they serve framing the early estate 
property. These walls also provide a natural boundary line for the cultural heritage 
landscape. Research undertaken by a Heritage Committee member indicates that 
construction of the stone walls began in the 1880s and was not completed until 1919 by 
local craftsmen. The stone perimeter walls are proposed to be maintained with this 
proposal.      

4.6 Further Analysis and Peer Review
Given the complexity and importance of the site, and the need for preparation of a 
comprehensive Designation By-law, a peer-review at the applicant's cost is 
recommended of the HIA as a whole and the following matters specifically:

A standard Ontario Regulation 9/06 assessment to consider the extent of the cultural 1.
heritage landscape (which properties form the cultural heritage landscape) and 
should therefore be included in the Designation By-law, as well as the list of heritage 
attributes to be included; 
Issues of compatibility with respect to height and impacts to heritage resources and 2.
the heritage character of the area; and
The design of the proposed hotel building and compatibility with the existing cultural 3.
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heritage landscape.

5. STRATEGIC PLAN
Not applicable.

6. OPTIONS 
Not applicable.

7. FINANCIAL IMPLICATIONS
No costs will be incurred by the Town, the independent peer-review would be at the 
applicant's cost.

8. COMMUNICATIONS
Comments and recommendations provided by the Municipal Heritage Committee will be 
forwarded to Council as part of the meeting minutes.

9. CONCLUSION
A Request for Comments has been received pertaining to a new development on a 
portion of the Rand Estate. The applicant has proposed to conserve important cultural 
heritage attributes on the subject lands through designation under the Ontario Heritage 
Act. The Heritage Committee is asked for comments with respect to conservation of, 
and potential impacts to, cultural heritage resources. Heritage Staff recommend that a 
peer-review of the Heritage Impact Assessment be undertaken to further review the 
extent of the cultural heritage landscape, and issues of compatibility with respect to 
height and design.  

Respectfully submitted,

Denise Horne, MA, Diploma Heritage Conservation                   
Planner I 

Eric Withers, MCIP, RPP
Senior Planner
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