
 
 
 
 
 

 

Enbridge Gas Distribution 
500 Consumers Road
North York, Ontario M2J 1P8
Canada

December 20, 2017 

Raymond Tung 
Urban Design Specialist   
The Town of Niagara-on-the-Lake 
Community & Development Services 
1593 Four Mile Creek Road – PO Box 100 
Virgil, ON L0S 1T0 

Dear Raymond Tung, 

Re:  Site Plan Application, Zoning By-law Amendment 
Two Sisters Resorts Corp 
144 & 176 John Street 

 Town of Niagara-on-the-Lake 
  
Enbridge Gas Distribution does not object to the proposed application(s). 
  
This response does not constitute a pipe locate or clearance for construction.  
  
The applicant shall contact Enbridge Gas Distribution’s Customer Connections department by 
emailing SalesArea80@enbridge.com for service and meter installation details and to ensure all 
gas piping is installed prior to the commencement of site landscaping (including, but not limited 
to: tree planting, silva cells, and/or soil trenches) and/or asphalt paving.  
  

If the gas main needs to be relocated as a result of changes in the alignment or grade of the 
future road allowances or for temporary gas pipe installations pertaining to phase construction, 
all costs are the responsibility of the applicant. 

In the event that easement(s) are required to service this development, the applicant will provide 
the easement(s) to Enbridge Gas Distribution at no cost. 
  
In the event a pressure reducing regulator station is required, the applicant is to provide a 3 
metre by 3 metre exclusive use location that is within the municipal road allowance. The final 
size and location of the regulator station will be confirmed by Enbridge Gas Distribution’s 
Customer Connections department.  For more details contact SalesArea80@enbridge.com. 
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Enbridge Gas Distribution reserves the right to amend or remove development conditions. 
 
Sincerely, 
 

Alice Coleman
Municipal Planning Coordinator
Long Range Distribution Planning 
—
ENBRIDGE GAS DISTRIBUTION 
TEL: 416-495-5386
MunicipalPlanning@enbridge.com  
500 Consumers Rd, North York, ON, M2J 1P8 
enbridgegas.com
Integrity. Safety. Respect.
 
AC/jh 
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Urban Design Specialist
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Ellen Savoia
T 905.295.4396 x3258

M 289.241.8375
esavoia@niagaraparks.com

JANICE THOMSON, Chair REEGAN MCCULLOUGH, Chief Executive Officer

7400 Portage Road, Niagara Falls, ON Canada L2E 6T2 905.356.2241 niagaraparks.com An Agency of the Government of Ontario

February 6, 2018

Raymond Tung
Town of Niagara-on-the-Lake
1593 Four Mile Creek Road. PO Box 100
Virgil ON L0S 1T0

Dear Mr. Tung:

Re: Proposed Hotel Development
Applications for Zoning By-law Amendment and Site Plan Agreement
144 & 176 John Street East 
Randwood Estate 

The Niagara Parks Commission (NPC) has reviewed the above noted applications and 
would advise as follows:
NPC’s mandate is preserving and promoting the natural and cultural heritage along the
Niagara River corridor. The subject lands are located on the south side of John Street, 
west of the Niagara River Parkway which is under NPC jurisdiction. The site is within 
NPC’s review and permit area in accordance with the Niagara Parks Act.  Niagara River 
Parkway, a controlled access and scenic processional highway, has a primarily tourist 
function. This area of Niagara River Parkway and adjacent lands are part of a larger 
cultural heritage landscape. 

Zoning By-law Amendment
The proposed amendment would establish land use permissions for a six (6) storey 
hotel with associated uses on the lands. The proposed six (6) storey building is not 
anticipated to have an adverse impact on NPC lands nor impact the natural or cultural 
heritage along the Niagara River corridor subject to certain conditions being fulfilled 
through the site plan agreement. The heritage impact assessment confirmed that there 
were no potential adverse impacts to The Commons which abuts NPC lands, from the 
proposed hotel development.
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Site Plan Agreement 
Site Lighting and Signage
Site lighting must be provided with full cut offs and should be designed to be night sky 
friendly to ensure no sky glow or light trespass is visible from NPC lands.  
Signage on the building cannot be placed on the upper levels or roof to ensure no visual 
distractions from the Parkway. 
NPC signage permit will be required for signage on John Street. 

Roundabout
The traffic impact study for the proposed hotel and residential subdivision found that 
the proposed development combined with other future develop approved in the area 
will generate sufficient traffic to require improvements to the intersection of John Street 
East and Niagara River Parkway. As the Niagara River Parkway is a scenic road with 
a primarily tourist function, the proposed roundabout is generally acceptable as it 
provides traffic management solution with the following benefits:

Gateway Design 

o A roundabout would establish a sense of entry to this northern gateway 
node

o Creates an opportunity for enhanced landscaping within this key 
intersection

o Preferred design solution in a park setting

o Potential more appropriate in the cultural heritage landscape

Lower Speeds

o Motorists entering a roundabout must yield to oncoming traffic. This 
slows down the traffic flow without stopping it and is proven safer than 
traffic lights where higher speed collisions occur.

Fewer Delays

o A standard stop sign or traffic signal controlled intersection always has 
at least one direction of traffic stopped. A roundabout uses yield-at-
entry traffic control to eliminate stopping when it’s not required.

Fewer Crashes

o Roundabouts benefit from good geometry, exhibiting only a fraction of 
the troublesome crash patterns typical of right-angle intersections. In 
addition, since all vehicles are travelling in the same direction and at a 
lower speed in a roundabout, crashes are generally less severe. Left-
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hand, right-angle (T-bone) and head-on crashes are virtually eliminated 
by a roundabout.

Less Air and Noise Pollution

o Vehicles entering a roundabout must yield at entry, but are not required 
to stop if the roundabout is clear. This eliminates some stop-and-go
traffic associated with a stop sign or traffic signal controlled 
intersections. This leads to fewer vehicles idling while stopped at an 
intersection, which reduces the amount of vehicle emissions. 
Additionally, slow moving traffic makes less noise than traffic that stops 
and starts, resulting in quieter neighborhoods.

Lower Maintenance

o A traffic light which is generally not acceptable on NPC lands due to its 
visual impact on the landscape, requires electricity 24-hours a day and 
requires staff time to maintain regular operation. Typically, roundabouts 
only need electricity for streetlights at night and maintenance for 
landscaping, making them easier than traffic lights to maintain. 

NPC notes, however, that the heritage impact assessment did not address the 
proposed roundabout and its potential impact on NPC lands or The Commons (Fort 
George Military Reserve).  Please provide a heritage impact assessment of the 
roundabout for review and approval of NPC.

Once an acceptable heritage impact assessment has been received, a Niagara Parks 
Commission board decision is required to approve the proposed roundabout. The cost 
of design and construction of the roundabout would be at the sole cost of the developer. 
The recommendations of the approved heritage impact study must be incorporated into 
the final design of the roundabout.

NPC may accept entering into an agreement with the Town for the construction of the 
roundabout if the Town wished to ensure the cost of the construction and design was 
equitably divided among the various developments that will benefit from the 
roundabout. 

Please keep NPC informed of the process. If you have any questions or would like to 
discuss the above comments, please let me know.

Yours truly, 

Ellen Savoia
Senior Manager, Environmental Planning
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March 28, 2018 

Our File No.: PLSPC201800026
BY E-MAIL ONLY 

Department of Community and Development Services     
Town of Niagara-on-the-Lake, 1593 Four Mile Creek Road, Box 100 
Virgil, ON  L0S 1T0 

Attention: Raymond Tung, Urban Design Specialist

Subject: Application for Site Plan Control ans Zoning By-Law Amendment
144 and 176 John Street

The Conservation Authority has reviewed the above noted file and offers the following for your 
information. 

This application has been made to facilitate the construction of a six storey hotel and conference centre 
development at the above noted property.   

NPCA Comments: 

One Mile Creek as well as a small tributary to the main branch traverse the subject lands.  As such, the lands 
are impacted by the floodplain hazard and the regulated 15m buffer associated with this section of the 
watercourse.  In accordance with NPCA policies, major development and site alterations are not permitted 
within a regulatory floodplain hazard.  Development and site alterations are also directed outside of the 15m 
buffer around the watercourses unless the impacts have been assessed and it has been determined that 
any adverse impacts to the watercourse/floodplain areas can be appropriately mitigated to the satisfaction 
of the NPCA.   

Through the preconsultation stage, it was requested that the regulatory 100 year flood elevations be shown 
on the Site Plan as well as the Grading Plan.  The Plans need to be updated to include the floodplain 
elevations. No new development or site alterations are permitted within the floodplain hazard unless 
approved by the NPCA through a Permit. 

Any works proposed within the watercourse or 15m buffer will require a Work Permit from this office.  As 
such, the replacement of the existing culverts as well as the proposed retaining wall will require Permits from 
the NPCA prior to commencing the works on site.  It should be noted that in general, retaining walls within 
watercourses are discouraged as they can lead to instability in the watercourse system.  As such, a revision 
to the Plan should be considered.   

Technical Comments: 

The Niagara Peninsula Conservation Authority (NPCA) has reviewed the ‘Stormwater Management Report 
– Two Sisters Resort / Randwood Estate Re-development’ (dated October 2017) and the associated 
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engineering drawings (dated 31 Oct. 2017) all by the Quartek Group. Based on our review, the NPCA offers 
the following comments: 

A. The NPCA will require that the location of the One Mile Creek Regulatory 100 year floodplain be
indicated on the drawings.

B. The NPCA will require that stormwater quality controls be implemented in order to treat stormwater
runoff to a Normal standard prior to discharge from the site.

a. The NPCA has no objection to the installation of the proposed Stormceptor STC750 oil/grit
separator in order to achieve this criteria.

C. The NPCA will require that stormwater quantity controls be implemented in order to attenuate post
development peak stormwater flows to pre-development levels for up to and including the 100 year
return period design storm event.

a. The NPCA has no objection to the installation of the proposed underground stormwater
storage tank in order to achieve this criteria.

D. The NPCA will require that construction sediment and erosion controls be indicated on the drawings.

Niagara Region Natural Heritage Comments: 

NPCA staff have reviewed the Tree Assessment Survey & Preservation Plan (TASPP) revised September 
22, 2017 prepared by John A. Morley and Associates; the “Aquatic Feature Characterization and Assessment 
of Potential Impacts” letter (November 14, 2017) prepared by Savanta; and the Site Plan (October 13, 2017)
prepared by Quartek.  Based on our review, we offer the following comments as they relate to the Region of 
Niagara’s Environmental Policies.

The Tree Assessment Survey & Preservation Plan states that “there are no rare or endangered trees found 
on the property”.  However, the report goes on to list several Species at Risk and a Species of Concern that 
are on the subject property, including the following: 

Red Mulberry (Morus rubra) - Endangered 
Butternut (Juglans cinera) - Endangered 
Eastern Flowering Dogwood (Cornus florida) - Endangered 
Honey Locust (Gleditsia triacanthos) – S2 Rank 

Given the identification of the above species within the report, the NPCA will require confirmation as to the 
location of these species in relation to the proposed development.  Please be advised that where significant 
habitat of threatened or endangered species is identified, development and site alterations shall be subject 
to the policies for Environmental Protection Areas within the Regional Official Plan (as per Regional Policy 
7.B.1.3).

The report also notes the presence of Honey Locusts.  As these species would be considered ECA- Habitat 
of Species of Concern within the Regional Official Plan, the proposed development will need to demonstrate 
no negative impact to this species. 

The Tree Assessment Survey & Preservation Plan does not provide a visual representation of the location 
of the trees affected by the proposed development and therefore a review of potential impacts cannot be 
completed at this time.  A plan showing the location and species of trees being removed to accommodate 
this proposal would be helpful to determine if the proposed development will have any impact to the mapped 
ECA- Significant Woodland on the site.   
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Lastly, One Mile Creek has been identified as a Type 3, Marginal Fish Habitat by the Ministry of Natural 
Resources and Forestry (MNRF).  In accordance with Regional Policy, any works within 15m of a Type 3 
watercourse requires further assessment to ensure the proposed works will not have a negative impact to 
the watercourse or fish habitat.  Given that the NPCA will be requiring a Permit for any works within 15m of 
the watercourse, the feature will be protected through that process.  As such, further studies to assess 
impacts to the watercourse will not be required at this time.   

Conclusion:   

The NPCA is requesting the following information to further review both applications: 

1. The location of the One Mile Creek Regulatory 100 year floodplain (and all associated Floodplain 
elevations) be accurately plotted on the drawings; 

2. The locations of all individual Species at Risk and Species of Concern noted within the Tree 
Assessment and Preservation Plan and their canopies shall be identified on the Site Plan with all 
proposed development and site alterations (including grading) shown.  The distances of the proposed 
development from the dripline of each individual species must also be noted; 

3. Confirmation that the proposed development will have no negative impact to the Honey Locusts on 
site;  

4. A Plan prepared by a qualified professional showing all trees proposed for removal under this 
proposal; and  

5. Appropriate sediment and erosion controls be must be indicated on the drawings.  

Lastly, please be advised that the MNRF administers the Endangered Species Act.  The MNRF should be 
contacted to review the proposal and Site Plan to ensure compliance of the proposed development with the 
Endangered Species Act.   

I trust the above information is helpful. Please contact this office with any further questions.   

Yours truly,  

Sarah Mastroianni,
Watershed Planner 
(905) 788-3135, ext. 249

cc:  Richard Wilson, Senior Development Planner, Niagara Region
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Associated Engineering (Ont.) Ltd.
Suite 300 – 509 Glendale Ave
Niagara-on-the-Lake, Ontario, Canada
L2W 1A4

TEL:  905.346.0990
FAX:  905.346.0992
www.ae.ca

January 31, 2018
File: 2017-5100.060.E.05.00

Mike Komljenovic
Engineering Supervisor
Town of Niagara on the Lake
3 Lorraine Street
P.O. Box 100
Virgil, Ontario
L0S 1T0

Re: SITE PLAN REVIEW FOR
Two Sisters Resort / Randwood Estate Re-development – 144 & 176 John Street East

Dear Mr. Komljenovic:

Associated Engineering (Ont.) Ltd. was retained by the Town of Niagara-on-the-Lake to review the Two
Sisters Resort / Randwood Estate Re-development – 144 & 176 John Street East submittal, issued for site
plan approval in October 2017. This submittal was reviewed for general conformity with the design concepts
of the project and Town of Niagara-on-the-Lake Municipal Standards. Corrections and/or comments made
as part of this review does not relieve the Design Engineer of responsibility from conformance with local
municipal standards, MOE compliance, NPCA compliance, and applicable codes and laws – all of which
have priority over the submittal and this review. Associated Engineering (Ont.) Ltd. assumes no liability for
the accuracy of design as a result of this review.

The following documents were submitted for review:
 Building Location Plan, Issued Zoning Amendment Package – October 13, 2017
 Servicing Brief, October 2017
 Site Plan, Submission for Zoning Amendment – October 13, 2017
 Site Services & Grading Plan, Site Plan Agreement – October 31, 2017
 Site Servicing & Grading Details, Site Plan Agreement – October 31, 2017
 Stormwater Management Report, October 2017
 Traffic Impact Study, November 2017

Based on the documents submitted and reviewed, the following questions/comments have been raised:

GENERAL COMMENTS

1. Redline comments have been added to the drawings. Please revise the drawings accordingly.
2. Design Peer Review Checklist has been attached to summarize the standard items that were

reviewed.

001904



January 30, 2018
Mike Komljenovic
Town of Niagara on the Lake
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3. Please ensure all engineering drawings are reviewed and stamped by a licensed Professional
Engineer.

4. Please provide depth of all proposed services on drawings.
5. Please include overhead utility locations on drawing.
6. The NPCA provides floodplain mapping for the site, as well as Environmental Conservation Area

within the subject lands. NPCA development permit will likely be required for the proposed works.

TRAFFIC IMPACT STUDY COMMENTS

1.  In Figure 3, at Charlotte Street and Street ‘B’ the proposed intersection is shown as being skewed
and offset from Paffard Street. Street ‘B’ is noted as being the main access into the residential
development. According to the concept plan, the developer plans to purchase a section of a trail
right-of-way (The Promenade) to make the connection to Charlotte Street. The planned alignment
is skewed to avoid existing transformer and utility boxes within the City right-of-way (Figure 1-1). If
these items were to be relocated to the north, the developer would be able to purchase a slightly
larger trail area and Street ‘B’ could potentially meet Charlotte Street at a 90 degree angle. This in
turn would improve road safety at the intersection and eliminate undesirable movements and
excessive commercial vehicle offtracking.

2. Notwithstanding the above, the developer should also indicate how pedestrian/cyclist traffic
travelling along The Promenade will continue to be accommodated.

Figure Error! No text of specified style in document.-1
The Promenade and location of utility boxes
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3. Please clarify whether there is a connection between John Street and the residential subdivision.
Figure 3 shows a road connecting John Street to the residential subdivision (Site Access 3),
however, it appears to be narrowed – suggesting pedestrian access only. However, the discussion
on page 31 indicates that vehicular access will be provided to the residential subdivision via Site
Access 3. Details on this roadway in Figure 2 do not match Figure 3.

4. At the cul-de-sac on Street “H”, please confirm that there is sufficient turning radius for garbage
trucks/fire trucks.

5. In Section 4.2, the traffic impact study indicates that there will be a failing Level of Service for
westbound left movements at the intersection of John Street East and the Queens Parade/Niagara
Parkway for future background traffic conditions during peak traffic periods on Saturdays, due to
overall growth and other developments occurring in the area. The traffic impact study recommends
that a roundabout be constructed at this location to mitigate the traffic issues, and suggest that this
is a pre-existing issue. The implications are that the Town of Niagara-on-the-Lake are to pay the
construction costs for the roundabout. It is recommended that the authors of the study investigate
lower cost alternatives to a roundabout that would also mitigate the traffic issues.

6. In Section 5.0 on Trip Generation and Distribution, please provide trip distribution percentages
(North/South/East/West) during the AM and PM peak and Saturday peak periods and show how
traffic is being assigned accordingly.

7. In Section 7.1 on Parking and Loading Requirements, residential townhouse subdivision parking
rates were specified as 1.5 spaces/unit. According to 7.14.1.9 (c) (2) (b) of Zoning By-law 4316-09
this should be corrected to 2 spaces per unit (see below).

8. Please provide more information on how handicapped parking will be accommodated within the
hotel complex.
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PARKING LOT AND GRADING

1. Please check grade percentages around the proposed grades in the landscaped areas at the back
of the hotel. It appears the proposed grades are steeper than indicated.

2. The driveway at the NE corner of the proposed hotel seems steeper than 8% when checking
proposed grades. Please adjust grades and keep the slope to less than 8% as per municipal
standards.

WATER DISTRIBUTION SYSTEM

1. On page 5 of the Servicing Brief, first sentence: please adjust the discrepancy between the 200 mm
watermain cited in the servicing brief and the 150 mm watermain on the dwg 16332-SSG on John
Street.

2. It is unlikely the domestic water supply has enough pressure for the 6-storey building. A booster
supply will likely be required, in which case full redundancy as well as back up power supply will
need to be included in the design for fire protection sprinkler operations.

3. It is suggested to the Town that water meters should be added to the supply loops in the municipal
ROW on John Street to discourage unauthorized use of the fire hydrants on private property.

4. Please clarify the last sentence of the second paragraph on Page 5 of the Servicing Brief.

SANITARY COLLECTION SYSTEM

1. The balancing tank at the north-east end of the property is being removed. What will the new
connection to the existing 75 mm forcemain in the John Street right-of-way look like? Please
provide and explanation and note(s) on the drawing, as required.

2. Please provide calculations for flows through all the proposed sanitary works, including the existing
50 mm sanitary forcemain, and the proposed two 12 hp pumps servicing that forcemain.

3. Why were the hotel sanitary flows directed to the existing 50 mm diameter forcemain rather than
pumped to the existing 75 mm sanitary forcemain from the Devonian to Charlotte Street?

4. Page 67 of the Servicing Brief 1st paragraph states that the existing forcemain along John Street is
50 mm whereas the drawings say it is 75 mm in diameter. Please revise.

5. As the condition of the existing 50 mm diameter forcemain on site is unknown and provided it is
proposed to service an entire 6 storey hotel and spa, it is suggested that a new sanitary forcemain
of adequate size be designed as part of the servicing of this new hotel.

6. What land area does the 149,500 L/day build-out allocation from the 1995 King/Charlotte Area
Sanitary Sewer Study cover? Does that allocation include the proposed residential subdivision to
the south as well?

7. Does the Town have more recent Sanitary Sewer planning documents than the 1995 Study?
Downstream impacts to the existing sanitary sewer network will need to be investigated once peak

001907



January 30, 2018
Mike Komljenovic
Town of Niagara on the Lake
- 5 -

\\S-Stc-Fs-01\Projects\20175100\06_Ranwood_Estates\Engineering\05.00_Design\Ltr_Randwood_Review_20180131.Docx

flows from the site are established to ensure these additional flows do not negatively affect the
system.

8. Please include a provision for I/I in the sanitary sewer calculations as one cannot assume that the
new infrastructure will remain in perfect condition for the future years.

STORMWATER MANAGEMENT

1. Are the landscaping catchbasins going to be discharging directly into the underground parking
garage?

2. There is no table in the report showing the peak flows from catchments 201 and 202. Therefore, it
is difficult to determine where the peak post-development flows are derived from on Table 2-3.
Please clarify by adding columns to table 2-3 denoting which catchments and associated flows are
included in the North Ditch and West Ditch flows.

3. It appears that the elevations between the OGS unit and the creek do not allow for drainage. The
drawing states the OGS invert as 87.10m whereas the creek inverts at that location is 87.20m.

4. Please show the floodplain elevations on the drawing to ensure stormwater can discharge.
5. Please provide specifications for the OGS unit proposed.
6. On drawing 16332-D, note 12 should read that a minimum clear separation of 500 mm is required if

W/M is crossing over sanitary main, as per the Town municipal standard.

COST ESTIMATE

1. No cost estimate for the servicing of this site has been provided.

It is expected that the questions/comments above are addressed with a letter response and resubmission of
the drawings. Please contact the undersigned with any questions.

Yours truly,

Simone Bourke, M.Sc., P.Eng.
Civil Engineer
SB
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PREPARED BY

S. Bourke

DATE 2018-01-30

Task ID Description Y N N/A Comment

GEN 1.01 Review all drawings for conformity x

GEN 1.02 Are all drawings sealed and signed by a professional engineer licensed in Ontario? x

GEN 1.03 Confirm all products and materials match town's approved products list x Quartek design

GEN 1.04 Check pipe class, type and size against design requirements x see comments

GEN 1.05 Confirm backfill material complies with design requirements x constr. Detail

GEN 1.06 Confirm overhead utilities are considered in design x see letter

GEN 1.07 Ensure protection of trees / vegetation is considered as per town specs x

GEN 1.08 Confirm erosion and sediment control measures have been considered x

INSPECTION SIGN-OFF

Simone Bourke
Peer Reviewer (PRINT)

30-Jan-18

Peer Reviewer (SIGNATURE) Date (DD/MM/YYYY)

DESIGN PEER REVIEW CHECKLIST
PROJECT TITLE:  Two Sisters Resort/Randwood Estate  – 144 & 176 John Street East

PROJECT ID:  2017-5100-06

CONSULTANT:  Quartek

GENERAL

GENERAL
Randwood_Review_20180130_checklist.xlsx

   1/30/2018
Sheet 1 of 6
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PREPARED BY

S. Bourke

DATE 2018-01-30

Task ID Description Y N N/A Comment

DFT 1.01 Review all Drawings for Conformity

DFT 2.01 Is the topography up to date? x
DFT 2.02 Are all buildings identified as to constructed type and use? x
DFT 2.03 Are all existing utilities shown with type and size? x See letter
DFT 2.04 Are all existing drainage structures shown with type and size? See letter
DFT 2.05 Are the following legal boundaries correctly shown and labelled? x
DFT 2.06 - Municipal x
DFT 2.07 - District lots x
DFT 2.08 - Sections x
DFT 2.09 - Parks x
DFT 2.10 - Easements x
DFT 2.11 Are monuments shown with correct identification, co-ordinates and elevation? x

DFT 3.01 Has all alignment data been calculated in accordance with the design criteria? x Quartek design

DFT 3.02 Has all alignment data including curve data, bearings, curve points and co-ordinates
been calculated for all alignments and shown?

x

DFT 3.03 Have proposed retaining wall locations been checked and shown? x
DFT 3.04 Have proposed sound attenuations structure locations been shown? x
DFT 3.05 Have all lane and shoulder dimensions been checked? x
DFT 3.06 Have lengths of speed change lanes been calculated and adjusted for grade? x
DFT 3.07 Have speed change lane lengths been adjusted for grade? x
DFT 3.08 Do intersection layouts meet design vehicle wheelpath? x
DFT 3.09 Have minimum island dimensions been met? x

DFT 3.10 Have areas of proposed engineered wetlands, water quality and sedimentation ponds
been identified?

x

DFT 3.11 Have the proposed major drainage structures been shown? x

DFT 4.01 Do vertical alignments meet required design criteria? x

DFT 4.02
Have vertical grades and curve data been calculated?

x

DFT 4.03 Have the vertical alignments been checked for potential super elevation / vertical curve
drainage problems?

x

DFT 4.04
Has the overhead and underground clearances at critical points been checked for
conflicts? x no profiles submitted

DFT 4.05 Are the utility conflicts shown? x see letter
DFT 4.06 Have the locations of proposed major drainage structures been shown? x
DFT 4.07 Have horizontal alignments been shown? x
DFT 4.08 Have limits of construction been shown? x
DFT 4.09 Have locations of overhead utilities been shown? x see letter

INSPECTION SIGN-OFF

Simone Bourke
Peer Reviewer (PRINT)

30-Jan-18

Peer Reviewer (SIGNATURE) Date (DD/MM/YYYY)

DRAFTING DESIGN PEER REVIEW CHECKLIST
PROJECT TITLE:  Two Sisters Resort/Randwood Estate  – 144 & 176 John Street East

PROJECT ID:  2017-5100-06

DRAFTING - PLAN

DRAFTING - PROFILE

DRAFTING - BASE

CONSULTANT:  Quartek

DRAFTING - GENERAL

DRAFTING
Randwood_Review_20180130_checklist.xlsx

   1/30/2018
Sheet 2 of 6
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PREPARED BY

S. Bourke

DATE 2018-01-30

Task ID Description Y N N/A Comment

GRD 1.01 Have the following been identified and calculated for this project?

GRD 1.02  - Road Classification x

GRD 1.03  - Maximum Superelevation x

GRD 1.04  - Design Speed x

GRD 1.05  - Minimum Radius x

GRD 1.06  - Minimum K-Factors, Sag and Crest x

GRD 1.07  - Maximum Grade x

GRD 1.08  - Stopping Sight Distance x

GRD 1.09  - Minimum Lane Width x

GRD 1.10  - Allowance for Bicycles x

GRD 1.13  - Side Slopes x

GRD 1.15 Curb and Gutter spec'ed appropriately to road classification? x

GRD 1.16 Asphalt thicknessess spec'd appropriately to road classification? x no road profile detail

GRD 1.16 Road profile spec'd appropriately to road classification? x

CHECKLIST SIGN-OFF

Simone Bourke
Peer Reviewer (PRINT)

30-Jan-18

Peer Reviewer (SIGNATURE) Date

CONSULTANT:  Quartek

GRADING - GENERAL

GRADING DESIGN PEER REVIEW CHECKLIST
PROJECT TITLE:  Two Sisters Resort/Randwood Estate  – 144 & 176 John Street East

PROJECT ID:  2017-5100-06

GRADING
Randwood_Review_20180130_checklist.xlsx

   1/30/2018
Sheet 3 of 6
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PREPARED BY

S. Bourke

DATE 2018-01-30

Task ID Description Y N N/A Comment

WTM 1.01 Confirm Commissioning and Isolation Plans for Watermain Shutdowns x at construction

WTM 1.02 Confirm All Products and Materials Match Town's Approved Products List Quartek design

WTM 1.03 Check Pipe Class, Type and Size against Design Requirements **H to verify

WTM 1.04 Confirm Pipe, Fittings and Other Appurtenances are Used as Required x Quartek design

WTM 1.05 Confirm Bedding Material Complies with Design Requirements x

WTM 1.06 Confirm Backfill Material Complies with Design Requirements x

WTM 2.01 Confirm Locates Have Been Completed for Underground Utilities x

WTM 2.02 Confirm Overhead Utilities are Considered in Design x see letter

WTM 2.03 Check Proper Bends/Angles are Used for Changes in Line or Grade x Quartek design

WTM 2.04 Verify Dimensions and Orientation of Valve Chambers x

WATERMAINS - HYDRANTS AND OTHER FITTINGS

WTM 3.01 Confirm Hydrant Locations and Elevations x elevations not given

WTM 3.02 Confirm Hydrants design with Secondary Shut-Off Valve x add valves if needed

WATERMAINS - WATER SERVICE CONNECTIONS

WTM 4.01 Ensure Curb Stop Placement at Property Line x

WTM 4.02 Ensure Water Service Alignment Minimizes Impact on Trees / Vegetation x

INSPECTION SIGN-OFF

Simone Bourke
Peer Reviewer (PRINT)

30-Jan-18

Peer Reviewer (SIGNATURE) Date (DD/MM/YYYY)

WATERMAIN DESIGN PEER REVIEW CHECKLIST
PROJECT TITLE:  Two Sisters Resort/Randwood Estate  – 144 & 176 John Street East

PROJECT ID:  2017-5100-06

CONSULTANT:  Quartek

WATERMAINS - DESIGN

WATERMAINS - PRODUCTS, MATERIALS AND EQUIPMENT

WTM
Randwood_Review_20180130_checklist.xlsx
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PREPARED BY

S. Bourke

DATE 2018-01-30

Task ID Description Y N N/A Comment

WASTEWATER MAINS - GENERAL

SAN 1.02 Confirm commissioning and isolation plans for wastewatermain shutdowns x at construction

SAN 1.03 Confirm locates completed for underground utilities x at construction

WASTEWATER MAINS - PRODUCTS, MATERIALS AND EQUIPMENT

SAN 2.01 Confirm all products and materials match town's approved products list

SAN 2.02 check pipe class, type and size against municipal standards

SAN 2.03 Confirm pipe, fittings and other appurtenances are used as required

WASTEWATER MAINS - DESIGN

SAN 3.01 Check pipe invert elevation and cover from top of pipe to ground surface x not provided drawing

SAN 3.02 Check that manhole distances follow municipal standards x

SAN 3.03 Check pipe slope follows municipal standards x not provided drawing

SAN 3.04 Check design flow calculations and verify with municipal standards

INSPECTION SIGN-OFF

Simone Bourke
Peer Reviewer (PRINT)

30-Jan-18

Peer Reviewer (SIGNATURE) Date (DD/MM/YYYY)

PROJECT TITLE:  Two Sisters Resort/Randwood Estate  – 144 & 176 John Street East

PROJECT ID:  2017-5100-06

CONSULTANT:  Quartek

SANITARY SEWER DESIGN PEER REVIEW CHECKLIST

SAN
Randwood_Review_20180130_checklist.xlsx

   1/30/2018
Sheet 5 of 6
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PREPARED BY

S. Bourke

DATE 2018-01-30

Task ID Description Y N N/A Comment

STORMWATER - GENERAL

STM 1.01 Acquire and review approved submittals x
STM 1.02 All stormwater infrastructure properly labeled x
STM 1.03 Ensure positive drainage as per approved submittals or contract drawings x

STORMWATER - PRODUCTS, MATERIALS AND EQUIPMENT

STM 2.01 Confirm products and materials match approved materials list / submittal x
STM 2.02 Check and record pipe class, type and size for town standards x
STM 2.03 Verify type, size, alignment, offsets and grades of maintenance holes and chambers x add inverts to all

STORMWATER - DESIGN

STM 2.01 Have the following been identified and calculated for this project?
STM 2.02 - Run-off calculation Method x
STM 2.03 - Annual precipitation x
STM 2.04 - Rainfall intensity x
STM 2.05 - Run-off coefficient x
STM 2.06 - Minimum culvert size x
STM 2.07 - Minimum storm main pipe size x
STM 2.08 - Pipe material x
STM 2.09 - Manhole spacing x
STM 2.10 - Catchbasin spacing x
STM 2.11 - Minimum gutter grade x
STM 2.12 - Minimum depth of cover x add inverts to all
STM 2.13 - Environmental treatments (water quality) x
STM 2.14 Have the stormwater storage requirements been met? x

STORMWATER - DRAINAGE STRUCTURES

STM 3.01 Confirm type, size, location, orientation of drainage structures (catch basins, headwalls, etc x
STM 3.02 Confirm storm piping size, location and elevation x
STM 3.03 Confirm proper connection to receiving sewer and downstream pipe size x

STORMWATER - DITCHES AND SWALES

STM 4.01 Confirm ditch elevations, dimensions, slope is as per municipal standards x
STM 4.02 Confirm headwall protection measures at culvert locations x

STORMWATER - STORMWATER MANAGEMENT FACILITY

STM 5.01 Confirm limits and dimensions of excavation x
STM 5.02 Check groundwater table is indicated on drawings x
STM 5.03 Confirm type, size and location of outlet control structure x
STM 5.04 Confirm storm piping locations and elevations x

STORMWATER - CULVERTS

STM 6.01 Confirm location, material, strength, and dimensions of culverts x
STM 6.02 Confirm culvert inlet and outlet elevations x

INSPECTION SIGN-OFF

Simone Bourke
Peer Reviewer (PRINT)

30-Jan-18

Peer Reviewer (SIGNATURE) Date (DD/MM/YYYY)

STORMWATER MGMT. PEER REVIEW CHECKLIST
PROJECT TITLE:  Two Sisters Resort/Randwood Estate  – 144 & 176 John Street East

PROJECT ID:  2017-5100-06

CONSULTANT:  Quartek

STM
Randwood_Review_20180130_checklist.xlsx
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(See attached file: Randwood response en comments 2018 02-23  FINAL.docx)

Thank you
Lisa

________________________________________________________________________

Lisa Ladd Curtis
Superintendent, National Historic Sites l Gestionnaire, Lieux historiques
nationaux
Southwestern Ontario Field Unit
Niagara-on-the-Lake, ON, Canada   L0S 1J0
Parks Canada Agency | L'Agence Parcs Canada

Lisa.Curtis@pc.gc.ca
Telephone | Téléphone 905-468-0833
www.parkscanada.gc.ca l www.parcscanada.gc.ca
Government of Canada | Gouvernement du Canada

Conserve, Restore and Connect with Nature l  Conserver, restaurer et se
rapprocher de la nature
_________________________________________________________________________
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2018-02-22

Lisa Ladd-Curtis 
Superintendent, National Historic Sites
Parks Canada

Re: Randwood Resort Application

Parks Canada has reviewed the Heritage Impact Assessment and other information 
on the Randwood Resort Application. The primary planning concern of Parks 
Canada is the impact of adjacent developments on the heritage character and 
commemorative integrity of the properties that Parks Canada manages in Niagara-
on-the-Lake. 

In this particular instance there are two points of concern, the impact of the resort 
itself and any changes to existing bylaws. With respect to the proposed construction 
of the resort, Parks Canada has reviewed the Heritage Impact Assessment prepared 
by the Town of Niagara-on-the-Lake and concurs; this proposal does not represent 
a significant impact on the heritage character of Fort George, Butler’s Barracks, the 
Commons or other national historic sites that form part of the Military Reserve at 
Fort George. The hotel complex has been planned with a 110-metre set back from 
John Street East and provides sufficient tree screening for the preservation of sight 
lines from the Commons, Butler’s barracks and Fort George.

With regards to the the proposed change to existing bylaws, Parks Canada does 
have a concern with regards to the broader impact of increasing the maximum 
building height and would recommend that the impact of the proposed amendment 
be considered from a broader perspective. More specifically, the cumulative 
impacts on the sight lines and the requirement to protect the elements which define 
the historic military landscape, and the local heritage neighbourhoods that
contribute to the strong sense of place for the sites managed by Parks Canada, and 
by others, should be carefully considered. 
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As a related issue, we understand that a roundabout is being considered for the 
intersection of Queen’s Parade and John Street East. We await any details that may 
be forthcoming on the design of this roadway and before assessing its potential 
impact on the adjacent Federal properties.

Do not hesitate to contact the undersigned should you have questions regarding 
this statement.

Best regards,

Lisa Ladd Curtis
26 Queen Street,
Niagara on the Lake, ON

905-468-0833
Lisa.curtis@pc.gc.ca
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Hello Raymond,

Parks Canada's submitted comments from  2018-02-22 still stand.

Thank you,
Lisa
________________________________________________________________________

Lisa Ladd Curtis
Superintendent, National Historic Sites l Gestionnaire, Lieux historiques
nationaux
Southwestern Ontario Field Unit
Niagara-on-the-Lake, ON, Canada   L0S 1J0
Parks Canada Agency | L'Agence Parcs Canada

Lisa.Curtis@pc.gc.ca
Telephone | Téléphone 905-468-0833
www.parkscanada.gc.ca l www.parcscanada.gc.ca
Government of Canada | Gouvernement du Canada

Parks Canada - 450 000 km2 of memories / Parcs Canada - 450 000 km2 de
souvenirs
_________________________________________________________________________

From:  RTung@notl.org
To:  lisa.curtis@pc.gc.ca
Date:  19/09/2018 09:43 AM
Subject:  Fw: Request for comments - follow up - 144 & 176 John 
Street
            East

Hi Lisa,

I hope this finds you well.

This is a follow-up for comments regarding 144 & 176 John Street East.

If Parks Canada does not have any further comment, would you mind replying
to this e-mail stating so.

Kind regards,

Raymond Tung,BES, MLA
Urban Design Specialist
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Town of Niagara-on-the-Lake
1593 Four Mile Creek Road, PO Box 100, Virgil, ON L0S 1T0
Website:www.notl.org  Facebook: @Town.of.NOTL
Twitter: @Town_of_NOTL&  @NOTLfiredept

(Embedded image moved to file: pic06270.jpg)
----- Forwarded by Raymond Tung/TownOfNiagara/CA on 19/09/2018 09:46 AM
-----

From:        Raymond Tung/TownOfNiagara/CA
To:
Date:        29/08/2018 11:01 AM
Subject:        Request for comments - follow up - 144 & 176 John Street
East

Good morning,

This is a follow up to a previous request for comments regarding 144 & 176
John Street East for Zoning By-law Amendment and Site Plan applications.

The application materials can be found at this link:
https://spaces.hightail.com/space/yaWW35UgKs

Additionally, the materials can be found on the Town's website here under
'144 & 176 John Street East (Randwood Estate) - Revised Submission':
https://notl.org/content/public-notices-under-planning-act

Please submit your comments at your earliest convenience. If your
department/agency does not have any comments, please respond to this e-mail
stating so.

If you have any questions or concerns, please do not hesitate to contact
me.

Thank you.

Raymond Tung,BES, MLA
Urban Design Specialist
Town of Niagara-on-the-Lake
1593 Four Mile Creek Road, PO Box 100, Virgil, ON L0S 1T0
Website:www.notl.org  Facebook: @Town.of.NOTL
Twitter: @Town_of_NOTL&  @NOTLfiredept

(Embedded image moved to file: pic05829.jpg)

NOTICE: This e-mail message (including all attachments) and any printed,
copied, saved or other renditions of it or of any part of its contents is
confidential and is intended only for the use of the recipient(s) named
above, and may be legally privileged. If the reader of this message is not
the intended recipient, you are hereby notified that any review, printing,
dissemination, distribution, disclosure, or copying of this communication,
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or any of its contents, is strictly prohibited. If you have received this
communication in error please 'Reply to Sender' immediately and erase and
delete this entire e-mail and delete and destroy any printed, copied, saved
or other renditions of it immediately.
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Planning and Development Services
1815 Sir Isaac Brock Way, Thorold, ON L2V 4T7

905-980-6000  Toll-free: 1-800-263-7215
______________________________________________________________________

Page 1 of 6

VIA EMAIL ONLY 

March 20, 2018

Files: D.18.05.ZA-17-133
D.19.05.SP-17-077

Mr. Raymond Tung
Urban Design Specialist 
Town of Niagara-on-the-Lake 
1593 Four Mile Creek Road, P.O. Box 100
Virgil, ON  L0S 1T0 

Dear Mr. Tung:

Re: Regional and Provincial Comments
Zoning By-law and Site Plan Amendments 
Proposed Hotel and Conference Centre
Owner: Two Sisters Resorts Inc. 
Address: 144 & 176 John Street East
Town of Niagara-on-the-Lake

Regional Planning and Development Services staff has reviewed the information 
submitted for the above-noted Zoning By-law and Site Plan Amendment Applications, to 
facilitate the development of a hotel and conference centre on 114 and 176 John Street 
East. The applicant submitted a number of studies/reports in support of the applications; 
those reviewed by Regional staff include a Planning Justification Report (prepared by 
SGL Planning & Design Inc., dated November 15, 2017) and various drawings, surveys, 
and plans submitted by Quartek Group (dated October and November, 2017). 

The applications propose to modify the existing zoning provisions, which permit a six-
storey hotel (145 rooms) and conference centre, and maintain the existing buildings on-
site, which will be incorporated into the overall design of the properties. The subject land 
is currently zoned Site Specific General Commercial (GC-56) and Site Specific Open 
Space (OS-56), and is proposed to permit restaurants, outdoor patios, and increased: 
maximum building height; seating capacity for the restaurant; number of rooms for the 
hotel; ground floor area of all buildings in the commercial zone; floor area of the spa; and 
ground floor area of the Arts & Learning Centre. 

A pre-consultation meeting for this proposal was held on July 6, 2017 at the Town of 
Niagara-on-the-Lake between the owner, and staff from the Town and Region. The 
following Provincial and Regional comments are provided to assist the Town in 
considering these applications. 

001925



D.18.05.ZA-17-133
D.19.05.SP-17-077

March 20, 2018

Page 2 of 6

Existing Approval: Official Plan & Zoning By-law Amendment

Regional staff notes that the previous related Official Plan and Zoning By-law Amendment 
applications were passed on December 12, 2011, which re-designated that lands to site 
specific General Commercial and site specific Open Space, and permitted hotel, spa, arts 
and learning centre, conference centre, restaurant and secondary uses. The five-storey
hotel was permitted to have up to 106 rooms, with a restaurant, spa facilities, a conference 
centre, a special events pavilion and an arts and learning centre, with the amended 
Zoning By-law regulating site specific features, including lot frontage, lot depth, setbacks, 
height, and parking. Regional comments, dated April 14, 2011, were supportive of the 
proposed development. With respect to building height of the hotel, Regional Planning 
Staff has no comment, as this is exclusively a local planning matter. 

Provincial and Regional Policy 

The subject lands are located within a Settlement Area as per the Provincial Policy 
Statement (PPS), and Delineated Built-up Area according to the policies of the Growth 
Plan for the Greater Golden Horseshoe (Growth Plan). The PPS directs growth to 
settlement areas, and encourages the efficient use of land, resources, infrastructure, and 
public service facilities that are planned or available. The PPS specifically promotes the 
sustainability of healthy, livable and safe communities through, among other things, 
accommodating an appropriate range of residential, commercial, employment, 
institutional, recreation, park and open space and other uses to meet long term needs. 

The Regional Official Plan (ROP) designates the subject lands as within the Urban (Built-
up) Area for the Town of Niagara-on-the-Lake (“Old Town”). Intensification is encouraged 
throughout the Built-up Area which contributes to a range of land uses, including 
employment, commercial, recreation and other compatible land uses in relative 
proportions dependent on area characteristics. The proposed hotel contributes to the 
range of land uses in the surrounding area, which currently consists of residential and 
short-term accommodation (bed and breakfast operations) uses. The proposed 
development is proximal to various local stores, services, and public service facilities, and 
generally maintains the intent of Provincial and Regional policies, subject to the below 
discussion. 

Natural Heritage 

The Region’s Core Natural Heritage (CNH) mapping identifies a Type 3 (Marginal) Fish 
Habitat associated with the One Mile Creek, and an Environmental Conservation Area 
associated with Significant Woodlands on the subject lands. Through its work on Source 
Water Protection Planning, the Niagara Peninsula Conservation Authority (NPCA) has 
identified Highly Vulnerable Aquifer areas on the subject lands, located on the southern 
and easterly portions of the property. 
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D.18.05.ZA-17-133
D.19.05.SP-17-077

March 20, 2018

Page 3 of 6

In order to determine any environmental impacts, and in accordance with the 
Memorandum of Understanding, which was in effect when in the application was 
submitted to the Town, the natural heritage review and comment for the proposed 
development is being undertaken by the NPCA. Accordingly, the NPCA will provide
Provincial and Regional comments related to natural heritage under a separate letter to 
the Town. 

Archaeological Potential 

Based on Provincial screening criteria, the subject lands exhibit potential for the discovery 
of archaeological resources, as recognized in the Town’s Official Plan (Schedule H) 
Archaeological Potential mapping. According to the PPS, development shall not be 
permitted within areas of archaeological potential unless significant archaeological 
resources have been conserved. Areas of proposed development that have not been 
subjected to previous intensive or extensive disturbance as defined by the Province 
require the completion of an archaeological assessment. 

A Stage 1 and 2 Archaeological Assessment (prepared by Archaeologix Inc., dated 
September 2008) was submitted in support of the previous Official Plan and Zoning By-
law Amendment applications. Regional staff provided comments on these applications on 
April 14, 2011, and requested that a Holding (H) provision be paced on the amending 
zoning by-law for the completion of all archaeological investigations to the satisfaction of 
the Ministry of Tourism, Culture and Sport (MTCS). Regional staff has received the MTCS 
acknowledgement letter for the assessment, dated June 12, 2012, which indicates that 
the archaeological assessment is consistent with the Ministry’s 1993 Archaeological 
Assessment Technical Guidelines. According to the assessment, further archaeological 
work is required for multiple sites on the property (through a Stage 3 Archaeological 
Assessment). Regional staff requires the circulation of the Stage 3 Archaeological 
Assessment (and any other assessments, as necessary), and a copy of the Ministry of 
Tourism, Culture and Sport acknowledgement letter for this assessment, and any other 
future assessments. 

Regional staff recommends that the archaeological assessment requirement be 
addressed through one of the following methods: 

Inclusion as a condition of Site Plan Approval; 
Addressed prior to the passing of the amending Zoning By-law; or 
Through the inclusion of a Holding (H) provision in the by-law. 

A Heritage Impact Assessment (prepared by Leah Wallace; dated October 30, 2017) was 
submitted in support of the proposed applications. This Assessment proposes numerous 
mitigation and conservation methods for the proposal, and should be considered by the 
Town alongside the applications. 
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D.18.05.ZA-17-133
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Page 4 of 6

With regard to archaeological potential and built heritage (including the historic buildings 
on the property: Devonian, Randwood House, and Coach House) on the property,
Regional staff recommend that the Town’s Local Heritage Committee and Heritage 
Planner be satisfied with the proposed development, and ensure that any 
recommendations for preservation or restoration are met. 

Servicing

The Regional Sewer Use By-law requires that owners/occupants of commercial, 
institutional or industrial premises install and maintain a suitable maintenance access 
point (manhole) to allow for observation, sampling and flow measurement of sewage 
effluent from the proposed development. Further, every manhole installed must be 
located on the property of the owner, as close to the property line as possible. Through a 
review of the submitted drawings, it is unclear which sanitary lateral will be used for the 
development. Accordingly, the Region requires that the owner/developer clearly identify 
the locations where the inspection maintenance access points (manholes) will be located 
for both sanitary laterals. 

The Sewer Use By-law also requires every owner or operation of a property, where food 
is cooked, processed or prepared, or where sand, grit, oil, grease, etc., may enter the 
sewer, to install an interceptor to prevent these substances from entering the sewer 
system. The full requirements of this By-law are available on the Region’s website at the 
following link: 

http://www.regional.niagara.on.ca/living/sewage/sewage-bylaw.aspx

Should the developer/owner or occupant have any questions, or wish to discuss this 
matter, please contact Jason Oatley (Manager, Quality and Compliance Wastewater) at 
extension 3758. Conditions related to servicing have been included in the attached 
Appendix. 

Regional Waste Collection 

Regional staff notes that the proposed development does not qualify for Regional Waste 
Collection due to the number of hotel units exceeding the maximum number of units (12); 
therefore, the owner/developer will be required to provide private waste collection. 

Conclusion

In conclusion, Regional Planning and Development Services staff does not object to the 
proposed Zoning By-law and Site Plan Amendment applications from a Provincial and 
Regional Perspective, subject to archaeological requirements being addressed, the 
comments of the Niagara Peninsula Conservation Authority and satisfaction of any local 
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Page 5 of 6

requirements. The attached Appendix lists Regional Site Plan Conditions, to be included 
in the future Site Plan Agreement.  

If you have any questions or wish to discuss these comments, please contact the 
undersigned at extension 3352 or Lindsay Earl, Senior Development Planner, at 
extension 3387.

Please send a copy of the staff report from the Town and notice of Council’s decision on 
these applications. 

Sincerely, 

Aimee Alderman
Development Planner

Attachment – Appendix 

cc: Mr. J. Oatley, Manager, Quality & Compliance Wastewater, Niagara Region 
Ms. S. Dunsmore, P.Eng., Development Engineer, Niagara Region 
Ms. J. Wilson, Supervisor Waste Management, Niagara Region 
Mr. J. Noort, Development Approvals Technician, Niagara Region 
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Appendix
Regional Site Plan Conditions

144 & 176 John Street East, Niagara-on-the-Lake

1. That a Stage 3 Archaeological Assessment (and any required subsequent 
archaeological assessments) for the subject lands be submitted to the Ministry of 
Tourism, Culture and Sport (MTCS) by way of Niagara Region Planning and 
Development Services, and that an acknowledgement letter from the MTCS 
confirming that all archaeological resource concerns have met licensing and 
resource conservation requirements be submitted to the Region for review and 
approval prior to any development on the site. 

2. That the following archaeological resources Advisory Note be included in the Site 
Plan Agreement: 

“Should deeply buried archaeological remains/resources be found on the property 
during construction activities, the Heritage Operations Unit of the Ontario Ministry 
of Tourism, Culture and Sport and [owner’s archaeological consultant] shall be 
notified immediately. In the event that human remains are encountered during 
construction, the owner shall immediately notify the police or coroner, the Registrar 
of Cemeteries of the Ministry of Small Business and Consumer Services, and the 
Ministry of Tourism, Culture and Sport and [owner’s archaeological consultant].” 

3. That the owner/developer identify on the drawings where the inspection 
maintenance access point (manhole) will be located for both sanitary laterals. 

4. That the owner/developer complies with the Region’s current Sewer Use By-law.

5. That the Site Plan Agreement include in all Agreements of Purchase and Sale or 
Lease for all units inclusive to survive closing, the following warning clause: 

“Purchasers/tenants are advised that waste pick-up for this development will be 
provided by the owner/corporation since the development exceeds the Region’s 
current waste collection limit, and does not permit waste collection as per the 
Region’s current waste collection policy.”
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Urban Design Specialist
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Enbridge Gas Distribution 
500 Consumers Road
North York, Ontario M2J 1P8
Canada

August 13, 2018 

Raymond Tung 
Urban Design Specialist   
The Town of Niagara-on-the-Lake 
Community & Development Services 
1593 Four Mile Creek Road – PO Box 100 
Virgil, ON L0S 1T0 

Dear Raymond, 

Re:  Site Plan Application, Zoning By-law Amendment 
Two Sisters Resorts Corp 
144 & 176 John Street 

 Town of Niagara-on-the-Lake 
  
Enbridge Gas Distribution has no changes to the previously identified conditions for this revised 
application(s). 
 
Sincerely, 
 

Alice Coleman
Municipal Planning Coordinator
Long Range Distribution Planning 
—
ENBRIDGE GAS DISTRIBUTION 
TEL: 416-495-5386
MunicipalPlanning@enbridge.com  
500 Consumers Rd, North York, ON, M2J 1P8 
enbridgegas.com
Integrity. Safety. Respect.
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Urban Design Specialist
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Elizabeth Reimer
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Urban Design Specialist
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Urban Design Specialist
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August 24, 2018 

Our File No.: PLSPC201800026
BY E-MAIL ONLY               

Department of Community and Development Services                                                                      
Town of Niagara-on-the-Lake, 1593 Four Mile Creek Road, Box 100 
Virgil, ON  L0S 1T0 

Attention:  Raymond Tung, Urban Design Specialist

Subject:  Application for Zoning By-Law Amendment and Site Plan Control
   144 and 176 John Street, NOTL  
  

The Conservation Authority has reviewed the revised submission for the above noted applications and offer 
the following for your information. 

These applications have been made to facilitate the construction of a six storey hotel and conference centre 
development at the above noted property.   

Since the NPCA’s previous comments (March 28, 2018), the responsibility of commenting on the 
Environmental Policies within the Regional Official Plan has gone to the Region of Niagara.  As such, the 
comments below are offered only in the context of the NPCA’s current policies and regulations.  All other 
Natural Heritage comments as well as comments relating to stormwater management will be given through 
the Region of Niagara’s review.  

The NPCA is satisfied that the Site Grading Plan has been updated to reflect the location of the 100 year 
floodplain.  NPCA staff are of the opinion that provided all work permits are obtained for the proposed 
crossing upgrades and access routes, the floodplain will not be negatively impacted by this proposal.   

NPCA staff are also satisfied that any anticipated impacts to One Mile Creek from an ecological perspective 
can be appropriately mitigated through the Work Permit process.   

As a note, the Aquatic Feature Characterization & Assessment of Potential Impacts report completed by 
Savanta (Nov. 14, 2017) outlined several suitable mitigation measures in general terms.  It should be noted 
that through the permit process, these strategies will need to be laid out in more detail such that the specific 
measures at each of the potential zones of impact (culverts, bridges, road structures) are outlined. Staff also 
feel there are opportunities to incorporate enhancements, such as, the online pond structure could be aerated 
and additional plantings to shade the channel.  These opportunities should be explored through the Permit 
process. 

To conclude, the NPCA offers no objections to the approval of the Zoning By-Law Amendment or the Site 
Plan Application subject to the following clauses being incorporated into the text of the Site Plan Agreement: 
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1. The owner agrees to obtain all Work Permits from the NPCA for any works proposed within the 
watercourse, floodplain or 15m buffer associated with One Mile Creek prior to the commencement of 
any works or site alterations/disturbances on the property in accordance with our current Regulations 
(O. Reg. 155/06); 

2. The owner agrees to install appropriate Sediment and Erosion Control Fencing and maintain it in 
good working condition until the construction is complete and all disturbed areas are re-vegetated.  
Muddy water must not discharge from the site;   

3. All disturbed areas must be re-vegetated immediately upon completion of construction (before the 
removal of the Sediment Control Fencing); 

I trust the above information is helpful. Please contact this office with any further questions

Yours truly,  

Sarah Mastroianni,
Watershed Planner 
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\\S-Nia-Fs-01\Projects\20175100\06_Ranwood_Estates\Engineering\05.00_Design\2nd Submission\2nd_Submission_Ltr_Randwood_Review_20180828_Rev2.Docx

August 31, 2018
File: 2017-5100.060.E.05.00

Mike Komljenovic
Engineering Supervisor
Town of Niagara on the Lake
3 Lorraine Street
P.O. Box 100
Virgil, Ontario
L0S 1T0

Re: SITE PLAN REVIEW FOR
Two Sisters Resort / Randwood Estate Re-development – 144 & 176 John Street East

Dear Mr. Komljenovic:

Associated Engineering (Ont.) Ltd. was retained by the Town of Niagara-on-the-Lake to review the Two 
Sisters Resort / Randwood Estate Re-development – 144 & 176 John Street East submittal. After providing 
feedback, a second submission was issued for site plan approval in July 2018. This submittal was reviewed 
for general conformity with the design concepts of the project and Town of Niagara-on-the-Lake Municipal 
Standards. Corrections and/or comments made as part of this review do not relieve the Design Engineer of 
responsibility from conformance with local municipal standards, MOE compliance, NPCA compliance, and 
applicable codes and laws – all of which have priority over the submittal and this review. Associated 
Engineering (Ont.) Ltd. assumes no liability for the accuracy of design as a result of this review.

The following documents were submitted for review:
Cover Letter – July 10, 2018
Servicing Brief – June 2018
Site Servicing & Grading Plan – June 19, 2018
Site Servicing & Grading Details – June 12, 2018
Stormwater Management Report – June 2018
Traffic Engineer Letter – June 7, 2018
Engineering Cost Estimates – June 15, 2018

The following documents were submitted for reference:
Site Plan – July 8, 2018
Application Form – Zoning By-law Amendment
Application Form – Site Plan Amendment
Planning Justification Report – July 2018
Building Setback Plan – May 19, 2018
Building Elevations & Detail – June 6, 2018

001947



August 31, 2018
Mike Komljenovic
Town of Niagara on the Lake
- 2 -

\\S-Nia-Fs-01\Projects\20175100\06_Ranwood_Estates\Engineering\05.00_Design\2nd Submission\2nd_Submission_Ltr_Randwood_Review_20180828_Rev2.Docx

Cross Sections – May 30, 2018
Landscape Plan & Details – May 11, 2018
Floor Plans – June 6, 2018
Arborist Letter – May 14, 2018
Tree Survey (signed) – April 30, 2018
Tree Survey – April 30, 2018
Tree Summary List
Shadow Study – May 2018
Urban Design Brief – May 2018
Rendering (Front (N), Rear (S), Side (E), and Side (W))
Landscape Cost Estimates – May 30, 2018
Economic Benefits Analysis – May 23, 2018
Response to NPCA Comments – March 28, 2018

Based on the documents submitted and reviewed, the following questions/comments have been raised:

GENERAL COMMENTS

1. Please ensure all engineering drawings are reviewed and stamped by a licensed Professional 
Engineer.

2. Please provide depth of all proposed services on drawings. Inverts on all gravity pipe should be 
identified, and minimum cover requirements on the watermain should be indicated on the drawing.

3. Please ensure drawing details and appendix calculations match the report details (i.e. OGS type, 
sanitary flow rates, fire flow requirement)

TRAFFIC IMPACT STUDY COMMENTS

1. Comments from the first review have not been addressed.
2. In Figure 3, at Charlotte Street and Street ‘B’ the proposed intersection is shown as being skewed 

and offset from Paffard Street. Street ‘B’ is noted as being the main access into the residential 
development. According to the concept plan, the developer plans to purchase a section of a trail 
right-of-way (The Promenade) to make the connection to Charlotte Street. The planned alignment 
is skewed to avoid existing transformer and utility boxes within the City right-of-way (Figure 1-1). If 
these items were to be relocated to the north, the developer would be able to purchase a slightly 
larger trail area and Street ‘B’ could potentially meet Charlotte Street at a 90 degree angle. This in 
turn would improve road safety at the intersection and eliminate undesirable movements and 
excessive commercial vehicle offtracking. 

3. Notwithstanding the above, the developer should also indicate how pedestrian/cyclist traffic 
travelling along The Promenade will continue to be accommodated. 
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Figure -1
The Promenade and location of utility boxes

4. Please clarify whether there is a connection between John Street and the residential subdivision. 
Figure 3 shows a road connecting John Street to the residential subdivision (Site Access 3), 
however, it appears to be narrowed – suggesting pedestrian access only. However, the discussion 
on page 31 indicates that vehicular access will be provided to the residential subdivision via Site 
Access 3. Details on this roadway in Figure 2 do not match Figure 3. 

5. At the cul-de-sac on Street “H”, please confirm that there is sufficient turning radius for garbage 
trucks/fire trucks.

6. In Section 4.2, the traffic impact study indicates that there will be a failing Level of Service for 
westbound left movements at the intersection of John Street East and the Queens Parade/Niagara 
Parkway for future background traffic conditions during peak traffic periods on Saturdays, due to 
overall growth and other developments occurring in the area. The traffic impact study recommends 
that a roundabout be constructed at this location to mitigate the traffic issues, and suggest that this 
is a pre-existing issue. The implications are that the Town of Niagara-on-the-Lake are to pay the 
construction costs for the roundabout. It is recommended that the authors of the study investigate 
lower cost alternatives to a roundabout that would also mitigate the traffic issues. 

7. In Section 5.0 on Trip Generation and Distribution, please provide trip distribution percentages 
(North/South/East/West) during the AM and PM peak and Saturday peak periods and show how 
traffic is being assigned accordingly. 
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8. In Section 7.1 on Parking and Loading Requirements, residential townhouse subdivision parking 
rates were specified as 1.5 spaces/unit. According to 7.14.1.9 (c) (2) (b) of Zoning By-law 4316-09
this should be corrected to 2 spaces per unit (see below).

9. Please provide more information on how handicapped parking will be accommodated within the 
hotel complex.

PARKING LOT AND GRADING

1. Grades should be provided on the drawing, sufficient to show that the grades throughout are less 
than 8% according to Niagara-on-the-Lake standards.

WATER DISTRIBUTION SYSTEM
1. Per Town standards, Consultant shall provide Fire Underwriter’s Survey design criteria requirement 

for fire flow.
2. Please update the required fireflow for the hotel in the Servicing report – i.e. 3.35 L/s is not the 

required fire flow value for the proposed development.

SANITARY COLLECTION SYSTEM

1. The condition of existing 50 mm diameter forcemain, both on-site and in the Town’s ROW is 
unknown.  The increased flow proposed for this forcemain is a peak flow of 4.24 L/s - it will be 
required that a new sanitary forcemain of adequate size and wall thickness be designed as part of 
the servicing of this new hotel. The existing forcemain on the site, and the existing forcemain on 
John Street may be subjected to surge pressures beyond their capacity, if they are subjected to an 
upgraded flow rate of 4.24 L/s.
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2. Pump selection/curve and storage (if any) should be provided to ensure appropriate sizing of the 
proposed forcemain, including peak velocities.

3. The details from the 1995 King/Charlotte Area Sanitary Sewer Study including 149,500 L/day build-
out allocation does not clearly show that the subject property was explicitly considered. The Town 
will require that the applicant carry out a comprehensive sanitary capacity review from John Street 
all the way to the William Street pump station. As the pump station is under Regional operation this 
information also needs to be provided to the satisfaction of the Region. Only once this review has 
been carried out can the Town definitively determine whether the system has available capacity to 
handle the proposed additional flow. It is recommended that the developer meet with the Town to 
discuss the details required for servicing from outside the urban boundary.

4. The flows and additional information have been updated in the Appendix C Sanitary Sewer Design 
Calculations but have not been updated in the text of the Servicing Brief.  Please update.

STORMWATER MANAGEMENT

1. Please provide specifications for the OGS unit proposed. The proposed STC 750 does not appear 
to have enough cover (minimum cover requirement per the manufacturer is not achieved)

2. On drawing 16332-D, note 12 should read that a minimum clear separation of 500 mm is required if 
W/M is crossing over sanitary main, as per the Town municipal standard.

It is expected that the questions/comments above are addressed with a letter response and resubmission 
of the drawings. Please contact the undersigned with any questions.

Yours truly,

Simone Bourke, M.Sc., P.Eng.
Civil Engineer
SB
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----- Forwarded by Raymond Tung/TownOfNiagara/CA on 19/09/2018 09:46 AM
-----

From:        Raymond Tung/TownOfNiagara/CA
To:
Date:        29/08/2018 11:01 AM
Subject:        Request for comments - follow up - 144 & 176 John Street
East

Good morning,

This is a follow up to a previous request for comments regarding 144 & 176
John Street East for Zoning By-law Amendment and Site Plan applications.

The application materials can be found at this link:
https://spaces.hightail.com/space/yaWW35UgKs

Additionally, the materials can be found on the Town's website here under
'144 & 176 John Street East (Randwood Estate) - Revised Submission':
https://notl.org/content/public-notices-under-planning-act

Please submit your comments at your earliest convenience. If your
department/agency does not have any comments, please respond to this e-mail
stating so.

If you have any questions or concerns, please do not hesitate to contact
me.

Thank you.

Raymond Tung,BES, MLA
Urban Design Specialist
Town of Niagara-on-the-Lake
1593 Four Mile Creek Road, PO Box 100, Virgil, ON L0S 1T0
Website:www.notl.org  Facebook: @Town.of.NOTL
Twitter: @Town_of_NOTL&  @NOTLfiredept

(Embedded image moved to file: pic05829.jpg)

NOTICE: This e-mail message (including all attachments) and any printed,
copied, saved or other renditions of it or of any part of its contents is
confidential and is intended only for the use of the recipient(s) named
above, and may be legally privileged. If the reader of this message is not
the intended recipient, you are hereby notified that any review, printing,
dissemination, distribution, disclosure, or copying of this communication,
or any of its contents, is strictly prohibited. If you have received this
communication in error please 'Reply to Sender' immediately and erase and
delete this entire e-mail and delete and destroy any printed, copied, saved
or other renditions of it immediately.
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Planning and Development Services
1815 Sir Isaac Brock Way, Thorold, ON L2V 4T7

905-980-6000  Toll-free: 1-800-263-7215
___________________________________________________________________________

Page 1 of 9

VIA EMAIL ONLY

September 14, 2018

Files: D.18.05.ZA-17-133
D.19.05.SP-17-077

Mr. Raymond Tung
Urban Design Specialist 
Town of Niagara-on-the-Lake 
1593 Four Mile Creek Road, P.O. Box 100 
Virgil, ON  L0S 1T0 

Dear Mr. Tung: 

Re: Regional and Provincial Comments 
Zoning By-law & Site Plan Amendments – 2nd Submission 
Proposed Hotel and Convention Centre
Owner: Two Sisters Resorts Inc. 
Address: 144 & 176 John Street East 
Town of Niagara-on-the-Lake

Regional Planning and Development Services staff has reviewed the information circulated with 
the above-noted revised Zoning By-law and Site Plan Amendment applications, to facilitate the 
development of a hotel and convention centre on 144 and 176 John Street East. The applicant 
submitted a number of studies/reports in support of the applications; those reviewed by Regional 
staff include an Updated Planning Justification Report (prepared by SGL Planning & Design Inc., 
dated July 2018), Tree Survey (prepared by Buchanan Expert Tree Care, dated July 5, 2018), 
Corresponding Tree List (prepared by Buchanan Expert Tree Care, no date), Tree Maintenance 
Correspondence (from Buchanan Export Tree Care, dated May 14, 2018), and a Stormwater 
Management Report (prepared by Quartek Gorup Inc., revised June 2018) and various 
drawings, surveys, and plans submitted by Quartek Group. 

The submitted site plan design has been amended in response to agency and public consultation 
comments, and include a reduced and ‘stepped’ height for portions of the proposed hotel and 
conference convention centre structure, the relocation of the proposed maintenance building, 
and further landscape treatments throughout the proposed development. The applicant has 
indicated that the revised submission shall provide for increased open space area; increased 
tree canopy and tree preservation; increased building setbacks to existing residences and 
environmental features; and better avoidance of potential heritage structure(s) disturbances, 
potential heritage landscape disturbances and potential archaeological site(s) disturbances. 

Regional staff previously provided comments for the Zoning By-law and Site Plan Amendment 
applications for the subject property, dated March 20, 2018 (attached). The following updated 
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Provincial and Regional comments are provided to assist the Town in considering these revised 
applications. 

Revised Zoning By-law Amendment 

The revised Zoning By-law Amendment maintains the same provisions as was previously 
proposed, with the exception of the following: 

Maximum seating capacity for the restaurant (now 250 seats of indoor seating, previously 
proposed as 300 seats); 
Maximum ground floor area of all buildings in the commercial zone (now 4,667 square 
metres, previously proposed as 4,665 square metres); 
Maximum floor of the spa (now limited to the Randwood House, previously proposed as 
1,691 square metres); 
Maximum ground floor area of the Arts & Learning Centre (now deleted from the By-law, 
previously proposed as no maximum); and 
Devonian House (now: uses accessory to the hotel use shall be permitted, including a 
reception area, offices and a coffee shop which may also serve alcoholic beverages, 
previously proposed: no other commercial use shall be permitted except for a maximum 
of 8 guest rooms associated as part of the hotel use). 

Regional staff notes that the revised Zoning By-law Amendment does not impact the previously 
provided Regional Comments (dated March 20, 2018), with the exception of the Core Natural 
Heritages comments, as detailed below. 

Provincial and Regional Policy 

Please refer to the Regional Comments dated March 20, 2018. 

Core Natural Heritage 

Regional Environmental Planning staff have reviewed Savanta’s June 20, 2018 response to 
comments provided March 28, 2018 on the Region’s behalf by the Niagara Peninsula 
Conservation Authority (NPCA). Staff have also reviewed the: Site Plan (Drawing P1-1 revised 
July 8, 2018); Site Services and Grading Plan (Drawing 16332-SSG dated June 19, 2018); Tree 
Assessment Survey & Preservation Plan (revised September 22, 2017); Tree Inventory Sketch 
(signed May 7, 2018) and associated Tree Summary List (undated); Aquatic Feature 
Characterization and Assessment of Potential Impacts (November 14, 2017); and the 
Landscape Planting Plan (Drawings 16332-LP1 and LP2, Issue C dated May 11, 2018). In 
summary, Regional Environmental Planning staff have no objection to the proposed Zoning By-
Law amendment, and provided the following comments can be addressed, have no objection to 
the proposed Site Plan application.  

Staff note that following the update to the Memorandum of Understanding and protocol between 
the Region and the NPCA, the NPCA continues to be responsible for review and comment on 
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planning applications relative to regulated features. If NPCA comments with respect to regulated 
features identified onsite differ from those below, NPCA comments should take precedence. 

Species at Risk/Wildlife Habitat 

Given that some species now listed under the Endangered Species Act were not listed at the 
time of first approval (e.g., bats), a Species at Risk (SAR) screening should be completed in 
consultation with the Ministry of Natural Resources and Forestry (MNRF) to determine if any
additional SAR surveys are required. If any SAR or sensitive species (ranked S1-S3) are found 
on site, their locations must be mapped, the extent of their habitat delineated, and any associated 
constraints clarified. MNRF correspondence and any species-specific setbacks or other 
mitigation required by MNRF should be addressed and provided to the Region. Please note that 
if any SAR or significant habitat is identified for protection, the Site Plan may need to be revised.

In addition, the Savanta letter (dated June 20, 2018) indicates that due to rare and endangered 
tree species onsite being planted nursery stock (i.e., Honey Locust (rare- S2), Butternut, 
Flowering Dogwood and Red Mulberry), the site should not be considered “significant habitat”. 
While Regional Environmental Planning staff are inclined to agree with this assessment, please 
provide supporting documentation from the MNRF to confirm. Staff has interpreted from the Tree 
Summary List (see next section below) that Butternuts #16 and 401, still in good health, are 
proposed for removal.

Tree Assessment & Preservation Plan / Tree Survey and Summary List

The Tree Survey and associated Summary List do not identify trees consistent with the tree 
numbering used in the previous Tree Assessment Survey & Preservation Plan (TAS&PP), which 
means that these documents cannot be cross-referenced. Given that the condition of each tree 
(e.g., excellent, fair, poor, etc.) and the associated comments and observations (e.g., diameter, 
pruning recommendations, etc.) are only included in the TAS&PP, please update the Tree 
Summary List to include the missing information. 

As previously requested by NPCA, please also update the Site Plan and/or Site Services and 
Grading Plan to visually show the trees proposed for removal, the location of rare and 
endangered species, and where protective tree hoarding and/or other mitigation measures for 
tree protection are proposed. The Landscape Plan should also be updated to remove invasive 
species and enhance riparian zones. Further details are provided in the attached Appendix of
Site Plan Conditions. 

Fish and Fish Habitat

The proposed maintenance building has been shifted away from the watercourse at the back of 
the property by approximately four meters. As shown on the Site Plan, it is now proposed 
approximately 15 metres from the watercourse (marginal fish habitat), which staff view as a 
positive change in response to previous NPCA comments. It is recommended that the applicant 
consider opportunities to restore or enhance the existing concrete pond to support fish habitat 
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functions and provide an indication of what can be done, being sensitive to the cultural heritage 
functions on site. Additional recommendations include the preparation of an Erosion and 
Sediment Control Plan and Spills Prevention Plan for use during construction, compliance 
monitoring, and riparian enhancement plantings. Further details are provided in the attached 
Appendix.

As indicated in the Aquatic Assessment (November 14, 2017), a Fisheries Act review is required 
to confirm there are no permitting requirements from Fisheries and Oceans Canada (DFO)
related to the four proposed watercourse crossing structure upgrades, the proposed 150-mm 
diameter fire supply crossing, or the potential need for dewatering of the work area. In keeping 
with previous NPCA comments and to avoid duplication of efforts, the details of the Fisheries 
Act review, the Erosion and Sediment Control Plan and Spills Prevention Plan, compliance 
monitoring and riparian vegetation plantings should be provided to the satisfaction of the NPCA 
through their Work Permit pursuant to Ontario Regulation 155/06. Staff notes that the June 20, 
2018 response to NPCA comments commits that the applicant will work with NPCA during 
detailed design to obtain all necessary permits. 

Other Core Natural Heritage Considerations / Housekeeping Items

The Site Plan identifies an “Area of Environmentally Protected Land based on Interpretation of 
Available Mapping (to be verified)” in shaded gray colouring. Regional Environmental Planning 
staff note that this area appears to include the NPCA-regulated floodplain (as labelled on the 
Site Servicing and Grading Plan but not the Site Plan) and 15 metre watercourse buffer. Given 
that “environmentally protected” areas are typically meant to designate “no development” areas 
– which is not the case here – staff recommend that the Site Plan legend and/or labelling be 
revised to more appropriately reflect the applicable environmental constraints.

Archaeological Potential 

Please refer to the Regional Comments dated March 20, 2018.

Servicing

The Region of Niagara has a Sewer Use By-Law which requires owner/occupants of 
commercial, institutional or industrial premises, to install and maintain a suitable maintenance 
access point (manhole) to allow observation, sampling and flow measurement of sewage effluent 
form the proposed development. Further, every manhole installed must be located on the 
property of the owner as close to the property line as possible.

After review of the revised submitted drawings it remains unclear where the sanitary manholes 
are being proposed on the site. Considering this, the Region requires that the owner/developer 
clearly identify the locations where the inspection maintenance access points (manholes) will be 
located for both sanitary laterals.
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The By-Law also requires every owner or operator of a property where food is cooked, processed 
of prepared, or where sand, grit, oil, grease, etc. may enter the sewer, to install an interceptor to 
prevent these substances from entering the sewer system. The full requirements of this By-Law 
are available on the Region’s website at the following location:

http://www.regional.niagara.on.ca/living/sewage/sewage-bylaw.aspx

Should the developer/owner or occupant have any questions or wish to discuss these matters, 
please contact, Jason Oatley, B.Sc, C.Chem, Manager, Quality & Compliance Wastewater at 
905-980-6000 ext. 3758.

Regional Waste Collection 

Please refer to the Regional Comments dated March 20, 2018.

Stormwater Management 

Due to a recent change in the protocol regarding the Memorandum of Understanding between 
the Niagara Region and the Niagara Peninsula Conservation Authority, the Niagara Region is 
now responsible for the review and approval of the stormwater management component of 
Planning Act applications. As such, Regional staff has reviewed the “Stormwater Management 
Report – Two Sisters Resort / Randwood Estate Re-development, 144 & 176 John Street East, 
NOTL” (revised June 2018) and the associated engineering drawings (revised June 19, 2018) 
all by the Quartek Group. Based on our review, the Region offers the following comments:

1) The Region will require that stormwater quality controls be implemented in order to treat 
stormwater runoff to a Normal standard prior to discharge from the site. 

a. The Region has no objection to the installation of the proposed Stormceptor 
STC750 oil/grit separator in order to achieve this criterion. 

2) The Region will require that stormwater quantity controls be implemented in order to 
attenuate post development peak stormwater flows to pre-development levels for up to 
and including the 100 year return period design storm event. 

a. The Region has no objection to the installation of the proposed underground 
stormwater storage tank in order to achieve this criterion. 

3) The Region will require that construction sediment and erosion controls be indicated on 
the drawings.

a. The Region is generally satisfied with the location of the proposed silt fence.
b. The Region will require that the silt fence proposed to be located in the vicinity of 

One Mile Creek be installed in such a manner as to avoid impounding water or 
impeding the natural flow of the watercourse. 
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Conclusion 

In conclusion, Regional Planning and Development Services staff does not object to the revised 
Zoning By-law and Site Plan Amendment applications from a Provincial and Regional 
perspective, subject to the Site Plan conditions contained in the Appendix, and archaeological 
requirements being addressed through one of the following methods: 

1. The inclusion of a Holding (H) Provision in the amending By-law; or 
2. The submission of additional information/documentation (archaeological assessment(s) 

and Ministry of Tourism, Culture and Sport acknowledgement letter) to Regional Planning 
and Development Services for review and approval prior to the passing of the amending 
By-law. 

Please ensure any revisions to the proposed plans are forwarded to the Region for review and 
approval prior to execution of the Site Plan Agreement.

If you have any questions or wish to discuss these comments, please contact the undersigned 
at extension 3352 or Richard Wilson, Senior Development Planner, at extension 3391. Should 
you have any questions regarding the Core Natural Heritage comments, please contact Jennifer 
Whittard, Manager of Environmental Planning, at extension 3430. 

Please send a copy of the staff report from the Town and notice of Council’s decision on these 
applications. 

Sincerely, 

Aimee Alderman
Development Planner 

Attachments - Appendix (Regional Site Plan Conditions)
Regional Comment Letter (dated March 20, 2018)

cc: Ms. S. Dunsmore, P.Eng., Development Engineer, Niagara Region 
Mr. S. Miller, P.Eng., Stormwater Management Engineer, Niagara Region 
Ms. A. Labbe, Senior Environmental Planner, Niagara Region 
Mr. R. Alguire, Development Approvals Technician, Niagara Region 
Ms. J. Whittard, Manager, Environmental Planning, Niagara Region
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Appendix
Regional Site Plan Conditions

144 & 176 John Street East, Niagara-on-the-Lake

1. That a Stage 3 Archaeological Assessment (and any required subsequent archaeological 
assessments) for the subject lands be submitted to the Ministry of Tourism, Culture and 
Sport (MTCS) by way of Niagara Region Planning and Development Services, and that 
an acknowledgement letter from the MTCS confirming that all archaeological resource 
concerns have met licensing and resource conservation requirements be submitted to the 
Region for review and approval prior to any development on the site. 

2. That the owner/development submit the following update tree summary information to the 
Region for review and acceptance: 

a. Correlate the tree numbers from the Tree Summary with the tree numbers from the 
Tree Assessment Survey & Preservation Plan.

b. The Tree Survey includes two 409 tags. Please clarify. 
c. Identify all trees to species. Specify the type of dogwood and mulberry. 
d. Provide a drawing which overlays the Site Grading (and limited site plan elements, 

as needed) onto the Tree Survey, to assist with the analysis of removals due to 
grading and/or construction and to inform mitigation design. Ensure the tree tags on 
the drawings are well coordinated with the tree list. Ensure the drawing depicts trees 
to be retained and trees to be removed using symbols. 

e. Highlight the locations of endangered, threatened and/or special concern species 
with symbols. 

f. Consider opportunities for transplanting the Honey Locust.  
g. On the same drawing set as noted above, illustrate where protective tree hoarding 

and/or any other mitigation measures for protection are proposed. Also include 
protection notes and details. Mitigation measures should include but are not limited 
to:

i. Protective tree hoarding locations and specification;
ii. Root pruning standards following ISA protocols;
iii. A note that indicates that if trees are being removed within the active nesting 

period for migratory birds, a nest search will be completed by a qualified 
biologist. 

h. Based on the above analysis, clearly indicate which trees are removed due to poor 
health or structural concern only – meaning even if the development was not being 
proposed, these trees would be recommended for removal based on their structural 
or biological condition. The remainder of the trees proposed for removal will be the 
result of proposed development (grading and/or construction and/or landscape 
conflict) and will inform the planting plan expectations.  

3. That the owner/developer submit the following landscape plan revisions/updates to the 
Region for review and acceptance: 
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a. Remove all invasive species from the proposed planting list, specifically: 
Euonymus sp. and Syringa sp.

b. Please augment the overall proportion of native species being used in the 
landscape plan, site wide, to support natural heritage functions of the site. Ensure 
the riparian zones being planted are planted with only native species. Consistent 
with Niagara-on-the-Lake Official Plan Policy 6.33(1), attempt to replace those 
species that are being removed such as: Acer rubrum, Juglans sp., Pinus strobus
and Gleditsia triacanthos.

c. Illustrate new riparian plantings on the landscape plan along the length of the 
tributary, in accordance with the Aquatic Assessment recommendations, to 
eliminate any mown grass at the edge of the tributary which will assist with wildlife 
conflicts (i.e., geese) and protection of water quality. 

4. That the owner/developer consider incorporating educational signage into the Site Plan 
to assist in educating future site users of the natural heritage elements on site. This could 
simultaneously be used to highlight some of the cultural heritage attributes, as desired. 

5. That the owner/developer identify on the drawings where the inspection maintenance 
access point (manhole) will be located for both sanitary laterals. 

6. That the owner/developer complies with the Region’s current Sewer Use By-law.

7. That the following archaeological resources Advisory Note be included in the Site Plan 
Agreement: 

“Should deeply buried archaeological remains/resources be found on the property 
during construction activities, the Heritage Operations Unit of the Ontario Ministry 
of Tourism, Culture and Sport and [owner’s archaeological consultant] shall be 
notified immediately. In the event that human remains are encountered during 
construction, the owner shall immediately notify the police or coroner, the Registrar 
of Cemeteries of the Ministry of Small Business and Consumer Services, and the 
Ministry of Tourism, Culture and Sport and [owner’s archaeological consultant].” 

8. That the following clause regarding Fish Habitat be included in the Site Plan Agreement: 

“The developer shall provide the following in support of the Work Permit application 
pursuant to O.Reg 155/06, to the satisfaction of the Niagara Peninsula Conservation 
Authority, to address fish and fish habitat:

a) A memorandum detailing the results of the Fisheries Act review undertaken to 
inform design of the bridge/culvert crossings, the fire supply crossing and potential 
dewatering operations; 

b) An indication of how enhancement opportunities for the concrete pond have been 
explored;

c) An Erosion and Sediment Control and Spills Prevention Plan, including provisions 
for during construction compliance monitoring; and
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d) A landscape plan which includes riparian enhancement plantings.”

9. That the Site Plan Agreement include in all Agreements of Purchase and Sale or Lease 
for all units inclusive to survive closing, the following warning clause: 

“Purchasers/tenants are advised that waste pick-up for this development will be 
provided by the owner/corporation since the development exceeds the Region’s current 
waste collection limit, and does not permit waste collection as per the Region’s current 
waste collection policy.”
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