
 February 6th  2024 

{Niagara-on-the-Lake Conservancy  Working to Protect Built and Natural Heritage since 1987} 

    Draft Character Area Study for Rand Estate and John Street East 

 Gracia Janes  261 King Street  

The Niagara-on-the-Lake Conservancy has worked to protect our  Town’s  nationally, 
recognized  heritage attributes since 1987.Our interest in this proposed Official Plan 
Amendment is tied directly to an early success . This was our work in partnership with the  
Friends of Fort George and the  Town  to create  a Vox Populi (voice of the people) document to 
convince the Federal  government to  recognize a substantial  portion of the Old Town  as the 
first  National Heritage District in Ontario. It was this achievement , that  grounded  our   support 
of Town  staff in their unsuccessful  efforts  to expand the Town’s Queen- Picton  Heritage 
District . 

More  recently, in 2018/2019 ,  we  supported the Bray Heritage  Report  “ Cultural Heritage 
Landscape” approach ,  for the  Dock Area, the  John Street East Summer homes ,  the   
Downtown Character area (which includes the National Heritage District,   and the  Queen 
Street Summer Homes Area.  And of course we supported Sore and the Town in their 
successful efforts to have 144,176 John Street East, 200 John  and 588 Charlotte Street. 
Designated as heritage properties..  

To this end, the Conservancy   appreciates this  study’s recommendations to protect the very 
valuable built, natural and  farmland heritage in the Rand Study area  and to  point a way 
forward .  

However, the report’s protective  recommendations are  hindered by  the  pressure  of a multi- 
home subdivision  currently , being processed by the Ontario Land Tribunal, and very 
importantly,  the  report’s apparent  acceptance that  this special heritage area and possible 
formal Character Area Heritage  Landscape,  must have significant intensification.   As we have 
said many times over the past few years re development in Niagara-on-the-Lake  ,   

• Regional Niagara  counts on Glendale for housing of 18,000 people to the year 2052.

• Provincial and Regional Niagara intensification  concerns are for affordable housing
close to transit.
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• Amendment #43 NOTL 2017 OP intensification designated intensification  areas  are
south of Mary St. and west of Charlotte, and in  Virgil

The result of  this study’s intensification view, will in the future  mean acceptance of a 
heritage landscape  quite different from our current National Heritage District ( and often 
beyond)   with its Estate lots, varied frontages, heights, setbacks from the road,   
magnificent tree canopies, almost complete lack of curbs and gutters, and  with few 
exceptions sidewalks on one side of the street, or non existent, on many streets.  

In this regard, the following quote from the  Niagara on the Lake museum staff comments on 
the  last draft proposed 2019  Official Plan  ring true.  

“We think the OP should highlight the need to preserve the character of all neighbourhoods 
in NOTL, with any new development reflecting the height of buildings, massing, lot 
coverage, etc., of the neighbourhood. 

 Each neighbourhood has a distinct character and many reflect a specific time period. In 
particular, the Museum's own neighbourhood on Castlereagh Street has a special character 
which fits its history. It consists of wartime housing which was built for vets following WWII, 
with Memorial Park created for them to use as well. On top of this, it all sits on land that was 
part of the  Commons. The Official Plan should change the zoning of this neighbourhood 
from Residential to Established Residential in order to protect the historic character of this 
neighbourhood.” 

To conclude,   whatever is accepted by Council  will in effect set a precedent, on this particular 
issue of Cultural  Heritage  Landscapes and that of Environmental Heritage Resources  
elsewhere in Niagara-on-the-Lake, so it’s important to consider its true purpose, that is to 
protect our built and natural heritage in the best possible way.  We urge Council to use the 
many  strong  policies noted in this study  to protect  Cultural and Environmental Heritage 
Resources for the future.  

Post Script Questions:  As I asked at Last Monday’s  meeting: 

1. Why are recommendations made to rezone  and allow more housing on a portion of 210
John Street East heritage registry  property  which in the study’s mapping ( page 34
diagram) and “described as “ being “outside the urban boundary, is zoned as
agricultural”?

2. Since this mapping has been consistently used in all but one Official Plan over several
years , and in  its current Zoning by Law,  and it mirrors the 1981 OMB decision to  take
this property out of the urban boundary , why would  it be formalized through this
amendment as running through the 210 John Street east  Brunswick Place (formerly  the
Romance) property.



February 1, 2024 

Lord Mayor and Members of Council 
Town of Niagara-on-the-Lake 
1593 Four Mile Creek Road 
P.O. Box 100 
Virgil, ON, L0S 1T0  

Email: clerks@notl.com 

Dear Lord Mayor and Members of Council: 

RE: RAND ESTATE CHARACTER STUDY: JOHN STREET EAST (File OPA-01-2024) 
OUR FILE 18208 

We are writing on behalf of Save Our Rand Estate (“SORE) regarding the Town commissioned 
Character Study for Rand Estate and John Street East prepared by Urban Strategies Inc. and GBCA 
Architects and the associated Draft Official Plan Amendment. 

As you know, SORE has participated throughout the consultation process and has appreciated the 
opportunity to do so.  SORE commends the Town and its consultants for its commitment to completing 
this important study and for the high calibre and quality of the study.  

SORE’s team of experts has reviewed the Character Study and the Draft Official Plan Amendment 
and have some minor technical comments which are set out at Attachment “A” to this letter.   

We look forward to a response to SORE’s submission.  

Yours truly, 

MHBC 

Dana Anderson, MA, FCIP, RPP 
Partner 

cc. Tim Smith, Urban Strategies Inc. 
Kirsten McCauley, Town of Niagara-on-the-Lake 
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ATTACHMENT A 

Comments on Draft OPA 

1. Principle 5: Duplicated Language

Bullets 2 and 3 under Principle 5(iv) are duplicated in Bullets 4 and 5.

2. Principle 6: Section References

Principle 6(iv) references “Policy 6(b)”.  Can you clarify where this policy can be found?

3. The amendment is proposed to the NOTL 2019 OP which is not yet approved by the

Region

Would a prudent course of action be to amend the in force Official Plan and request that the Region
modify the adopted but not yet approved OPA?

Comments on the Draft Character Study Report 

1. Page 12 of the draft report indicates that “There are multiple ways the axial walkway and circular

mound can be reflected in a future street and pathway network”.  SORE’s team of experts agrees.

The report further suggests that the walkway “should be located adjacent to a street.”  While it is

acknowledged that this is one of the “multiple ways” the walkway can be reflected, SORE’s team

recommends that this be clarified as one option to consider by rewording this section as follows:

“There are multiple ways the axial walkway and circular mound can be reflected in a future street
and pathway network. As a path, the walkway should be located adjacent to a street to The design
should reinforce it the walkway as a public space through approaches such as locating the walkway
should be located adjacent to a street and it should be bordered on both sides with low perennial
plantings and trees at varying distances from one another. The circular mound should be conserved
and could be interpreted as a small open space, potentially with a circular planting bed at its centre
framed by curved benches.”

It is acknowledged that the study does not form part of the OPA; however, it is intended that the study
will be attached to the OPA and will be used to interpret the OPA.  Accordingly, we ask that this minor
clarification be included in the text of the final study.



David Neligan 
Direct: 416.865.7751 

E-mail: dneligan@airdberlis.com

February 6, 2024 

By E-Mail 

Lord Mayor and Members of Council 
Town of Niagara-on-the-Lake 
1593 Four Mile Creek Road 
P.O. Box 100 
Virgil, ON, L0S 1T0 
clerks@notl.com  

Dear Lord Mayor and Members of Council: 

Re: Committee of the Whole - Planning Meeting, February 6, 2024 
Agenda Item 4.1 - Character Study for Rand Estate and John Street East (File 
OPA-01-2024) 

Aird & Berlis LLP acts on behalf of Blair and Brenda McArthur, owners of the property municipally 
known as 210 John Street in the Town of Niagara-on-the-Lake. Our clients’ property, historically 
referred to as Brunswick Place, is located adjacent to the former Rand Estate and is included 
within the study area for the Former Rand Estate and John Street East Character Study (the 
“Character Study”). 

We have reviewed the Character Study and accompanying Official Plan Amendment (“OPA”) 
along with our clients. We appreciate the Town’s continued efforts to recognize, respect and 
protect the important cultural and natural heritage features that the Town and its residents value 
dearly. 

Our clients are generally supportive of the draft Character Study and the proposed OPA, and will 
be closely monitoring its progress and review by this Committee and Council. We kindly ask to be 
notified of any decision with respect to this matter. 

Yours truly, 

AIRD & BERLIS LLP 

David Neligan 

DN:DPN 

c. Client
T. Halinski, Aird & Berlis LLP

55931518.1 

mailto:clerks@notl.com


Growth Strategy and Economic Development 
1815 Sir Isaac Brock Way, Thorold, ON L2V 4T7 
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Via Email Only 

February 14, 2024 

File Number: D.10.05.OPA-24-0003 

Kirsten McCauley  
Director of Planning and Community Services 
Town of Niagara-on-the-Lake 
1593 Four Mile Creek Road 
PO Box 100, Virgil, ON L0S 1T0 

Dear Ms. McCauley: 

 Re: Preliminary Regional and Provincial Comments 
Town-Initiated Official Plan Amendment 
Town File Number: OPA-01-2024 
Former Rand Estate and John Street Character Study 
Town of Niagara-on-the-Lake 

Staff from the Region’s Growth Strategy and Economic Development Department have 
reviewed the materials circulated with the proposed Town-initiated Official Plan 
Amendment, which is intended to incorporate policy direction in the Town’s Official Plan 
to guide the character and design of future development on lands located south of John 
Street, east of Charlotte Street, north of the Heritage Trail, in the Town of Niagara-on-
the-Lake (referred to as the ‘Former Rand Estate and John Street Character Area’ in the 
proposed Official Plan Amendment). 

Proposed Official Plan Amendment 

The Official Plan Amendment circulated by Town staff proposes amendments to the 
Town’s adopted Official Plan. Due to outstanding matters of conformity with Regional 
and Provincial land use policies, this plan has not yet been approved by Regional 
Council and is not currently in force and effect. As Regional staff work with the Town to 
address matters of conformity, any Official Plan Amendments submitted for Regional 
approval must be made to the Town’s in-effect Official Plan. 

Accordingly, policy and schedule references within this amendment should be 
updated to reflect their corresponding position within the in-effect Official Plan. 
Regional staff will require circulation of an updated amendment which addresses 
this requirement before providing final comments on the Official Plan 
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Amendment and confirming it is exempt from Regional approval, as directed by 
Policy 7.4.1.6 and 7.4.1.7 of the Niagara Official Plan. 

Regional staff provide the following preliminary comments regarding the draft 
amendment’s conformity with Provincial and Regional policies to assist Town staff in 
finalizing the draft amendment. 

Provincial and Regional Policies 

The lands subject to the draft amendment are largely located within a Settlement Area 
under the Provincial Policy Statement (PPS) and within the Delineated Built-Up Area 
under the A Place to Grow - Growth Plan for the Greater Golden Horseshoe (Growth 
Plan) and the Niagara Official Plan (NOP).  

The PPS, Growth Plan and NOP direct growth to Settlement Areas and the Delineated 
Built-Up Area to efficiently use existing servicing, infrastructure, and public service 
facilities. An emphasis is placed on intensification and infill to foster the development of 
complete communities that have a mix of diverse land uses, and a range of housing 
options for the current and future population. To support the achievement of forecasted 
growth for Niagara Region as a whole required under the Growth Plan, the NOP directs 
municipalities to develop strategy and policies for managing population and employment 
growth, including those designed to achieve minimum residential intensification targets 
specified for each municipality. For the Town of Niagara-on-the-Lake, the NOP specifies 
that this target is 25%.  

The draft amendment consists largely of design direction intended to ensure that future 
development on the subject lands incorporates appropriate connections and sensitivity 
to surrounding cultural heritage and natural environment features, as well as adjacent 
existing development and the agricultural area. The NOP supports excellence and 
innovation in architecture, landscape architecture, site planning, streetscape design, 
and overall community design to ensure built environments are attractive, walkable, 
accessible, diverse, and functional. In this regard, the integration of views of built and 
cultural heritage features, landmarks, and significant natural heritage features to 
enhance a sense of place are promoted, and municipalities are encouraged to plan for 
an enhanced public realm.  

The NOP states that municipalities may establish standards for appropriate infill 
development within established residential neighbourhoods. Local compatibility 
considerations and interface with neighbouring land uses are local planning matters and 
therefore Regional staff defer consideration of these aspects of the draft amendment to 
Town staff. 

Lands Outside a Settlement Area 

The amendment is also proposed to apply to a small portion of lands located outside of 
a Settlement Area, as demarcated in the NOP. These lands (identified as 
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‘Agricultural/Rural’ on the schedule attached to the draft amendment) are located within 
a Prime Agricultural Area under the PPS, within the Protected Countryside (Specialty 
Crop Area - Niagara Peninsula Tender Fruit and Grape Area) of the Greenbelt Plan and 
included within the Agricultural System and designated Specialty Crop Area in the NOP. 

Permitted uses within these designations include agriculture, agriculture-related and on-
farm diversified uses. Both the Greenbelt Plan and NOP state that, where agricultural 
uses and non-agricultural uses interface, land use compatibility shall be achieved by 
avoiding or, where avoidance is not possible, minimizing and mitigating adverse impacts 
on the agricultural system, by incorporating measures as part of new or expanding non-
agricultural uses, as appropriate, within the area being developed. 

The draft amendment does not propose any changes to permitted uses on this portion 
of the subject lands and instead primarily provides direction for an appropriate transition 
between these lands and future development on the lands within a Settlement Area, 
which is to be incorporated on the lands within a Settlement Area. Regional staff are 
therefore satisfied that the draft amendment generally conforms to Provincial and 
Regional agricultural policies, subject to the comments below. 

Natural Environment System 

Regional staff note that, as part of earlier Official Plan Amendment, Zoning By-law 
Amendment and Draft Plan of Subdivision applications for the portions of the subject 
lands municipally addressed as 200 John Street East and 588 Charlotte Street (Town 
File Numbers: OPA-02-2020, 26T-18-20-01, ZBA-11-2020), it was concluded that the 
only Core Natural Heritage System features which achieved Regional designation 
criteria under the previous Regional Official Plan (ROP) was One Mile Creek and an 
associated tributary which was confirmed to be providing indirect Fish Habitat. 

All wooded areas and wetlands were evaluated as part of Regional staff’s comments on 
these earlier applications. Specifically, the woodland was evaluated in consultation with 
Regional Forestry staff in a process that unfolded outside of the Planning Act approval 
process, which resulted in woodland removals that were consistent with the Regional 
Woodland Conservation By-law. Further, the Environmental Impact Study (EIS) and EIS 
Addendum, prepared by Savanta (dated July 2020 and March 8, 2022, respectively), 
prepared for the earlier development applications proposed to remove a 0.233 hectare 
wetland in its entirety and construct a compensation wetland on the adjacent property 
(200 John Street), in consultation with the Niagara Peninsula Conservation Authority 
(NPCA). Regional staff note that consistent with the ROP, the NPCA is the lead agency 
on the proposed wetland compensation strategy.  

The draft amendment does not propose modifications to the schedules that were 
previously supported by Regional staff as part of the earlier development applications. 
Instead, the draft amendment proposes policies to define the character of the subject 
lands relative to these features. Regional staff, therefore, offer no objection to the draft 
amendment from a natural environment system perspective.  
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Cultural Heritage 

According to the PPS, Growth Plan and NOP, significant built heritage resources and 
significant cultural heritage landscapes shall be conserved. Heritage resources include 
buildings, structures, monuments, installations or any manufactured or constructed 
parts or remnants that contribute to a property’s cultural heritage value or interest. 
Cultural heritage landscape refers to geographical areas that may have been modified 
by human activity and are identified as having cultural heritage value or interest. These 
landscape features may include buildings, structures, spaces, views, archaeological 
sites or natural elements that are valued together for their interrelationship, meaning or 
association. Built heritage resources and cultural heritage landscape may be located on, 
or include, properties that have been determined to have cultural heritage value or 
interest under the Ontario Heritage Act. 

The NOP requires that, where development and/or site alteration is proposed on or 
adjacent to a protected heritage property (defined as properties designated under Parts 
IV, V or VI of the Ontario Heritage Act), a heritage impact assessment is to be prepared. 
Further, the NOP encourages Local Area Municipalities to consider the use of heritage 
impact assessments in conserving cultural heritage resources on a community planning 
basis. 

The draft amendment provides policy direction intended to address the conservation of 
cultural heritage features on the subject lands, including the requirement for a heritage 
impact assessment (and associated conservation, landscape management and design 
plans) for development applications on all listed and designated heritage properties 
subject to the draft amendment. 

The Region shares an interest with the Town of Niagara-on-the-Lake in the protection 
and conservation of significant cultural heritage resources through the development of 
such policies intended to protect and conserve locally significant built heritage 
resources. The Region defers to the Town with respect to the cultural heritage 
considerations intended to be addressed through the draft amendment.  

Indigenous and First Nations Consultation 

The NOP directs that planning authorities engage with First Nations and Indigenous 
communities and consider their interests when identifying, protecting, and managing 
cultural heritage resources and archaeological resources, planning for sustainability and 
climate change, and the natural environment system. The draft amendment includes 
policy direction for consultation with First Nation and Indigenous communities as part of 
future development on the subject lands, including the interpretation and promotion of 
the area’s cultural heritage. 



D.10.05.OPA-24-0003
February 9, 2024

Page 5 of 5 

Conclusion 

Regional staff appreciate the opportunity to review the draft amendment. As outlined 
above, the draft amendment is generally consistent with, and conforms to, Provincial 
and Regional policies. Policy and schedule references within the amendment will 
have to be updated to reflect their corresponding position within the Town’s in-
effect Official Plan prior to Regional staff providing confirmation that the Official 
Plan Amendment is exempt from Regional approval, as directed by Policy 7.4.1.6 
and 7.4.1.7 of the Niagara Official Plan. 

If you have any questions related to the above comments, please contact me at 
Amy.Shanks@niagararegion.ca. 

Kind regards, 

Amy Shanks, MCIP, RPP 
Senior Development Planner 

cc: Diana Morreale, Director of Growth Management and Planning, Niagara Region 
Pat Busnello, Manager of Development Planning, Niagara Region 
Alexandria Tikky, Senior Project Policy Manager, Niagara Region 
Adam Boudens, Senior Environmental Planner/Planning Ecologist, Niagara 
Region 
Cara Lampman, Manager of Environmental Planning, Niagara Region 

mailto:Amy.Shanks@niagararegion.ca
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Via Email Only 

March 15, 2024 

File Number: D.10.05.OPA-24-0003 

Kirsten McCauley  
Director of Planning and Community Services 
Town of Niagara-on-the-Lake 
1593 Four Mile Creek Road 
PO Box 100, Virgil, ON L0S 1T0 

Dear Ms. McCauley: 

 Re: Regional and Provincial Comments 
Town-Initiated Official Plan Amendment 
Town File Number: OPA-01-2024 
Former Rand Estate and John Street Character Study 
Town of Niagara-on-the-Lake 

Staff from the Region’s Growth Strategy and Economic Development Department have 
reviewed the materials circulated with the proposed Town-initiated Official Plan 
Amendment, which is intended to incorporate policy direction in the Town’s Official Plan 
to guide the character and design of future development on lands located south of John 
Street, east of Charlotte Street, north of the Heritage Trail, in the Town of Niagara-on-
the-Lake (referred to as the ‘Former Rand Estate and John Street Character Area’ in the 
proposed Official Plan Amendment). 

Regional staff provide the following comments regarding the draft amendment’s 
conformity with Provincial and Regional policies to assist Town staff in their review of 
the draft amendment. 

Provincial and Regional Policies 

The lands subject to the draft amendment are largely located within a Settlement Area 
under the Provincial Policy Statement (PPS) and within the Delineated Built-Up Area 
under the A Place to Grow - Growth Plan for the Greater Golden Horseshoe (Growth 
Plan) and the Niagara Official Plan (NOP).  

The PPS, Growth Plan and NOP direct growth to Settlement Areas and the Delineated 
Built-Up Area to efficiently use existing servicing, infrastructure, and public service 
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facilities. An emphasis is placed on intensification and infill to foster the development of 
complete communities that have a mix of diverse land uses, and a range of housing 
options for the current and future population. To support the achievement of forecasted 
growth for Niagara Region as a whole required under the Growth Plan, the NOP directs 
municipalities to develop strategy and policies for managing population and employment 
growth, including those designed to achieve minimum residential intensification targets 
specified for each municipality. For the Town of Niagara-on-the-Lake, the NOP specifies 
that this target is 25%.  

The draft amendment consists largely of design direction intended to ensure that future 
development on the subject lands incorporates appropriate connections and sensitivity 
to surrounding cultural heritage and natural environment features, as well as adjacent 
existing development and the agricultural area. The NOP supports excellence and 
innovation in architecture, landscape architecture, site planning, streetscape design, 
and overall community design to ensure built environments are attractive, walkable, 
accessible, diverse, and functional. In this regard, the integration of views of built and 
cultural heritage features, landmarks, and significant natural heritage features to 
enhance a sense of place are promoted, and municipalities are encouraged to plan for 
an enhanced public realm.  

The NOP states that municipalities may establish standards for appropriate infill 
development within established residential neighbourhoods. Local compatibility 
considerations and interface with neighbouring land uses are local planning matters and 
therefore Regional staff defer consideration of these aspects of the draft amendment to 
Town staff. 

Lands Outside a Settlement Area 

The amendment is also proposed to apply to a small portion of lands located outside of 
a Settlement Area, as demarcated in the NOP. These lands (identified as 
‘Agricultural/Rural’ on the schedule attached to the draft amendment) are located within 
a Prime Agricultural Area under the PPS, within the Protected Countryside (Specialty 
Crop Area - Niagara Peninsula Tender Fruit and Grape Area) of the Greenbelt Plan and 
included within the Agricultural System and designated Specialty Crop Area in the NOP. 

Permitted uses within these designations include agriculture, agriculture-related and on-
farm diversified uses. Both the Greenbelt Plan and NOP state that, where agricultural 
uses and non-agricultural uses interface, land use compatibility shall be achieved by 
avoiding or, where avoidance is not possible, minimizing and mitigating adverse impacts 
on the agricultural system, by incorporating measures as part of new or expanding non-
agricultural uses, as appropriate, within the area being developed. 

The draft amendment does not propose any changes to permitted uses on this portion 
of the subject lands and instead primarily provides direction for an appropriate transition 
between these lands and future development on the lands within a Settlement Area, 
which is to be incorporated on the lands within a Settlement Area. Regional staff are 
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therefore satisfied that the draft amendment generally conforms to Provincial and 
Regional agricultural policies, subject to the comments below. 

Natural Environment System 

Regional staff do not object to the draft amendment from a natural environment system 
perspective. 

Cultural Heritage 

According to the PPS, Growth Plan and NOP, significant built heritage resources and 
significant cultural heritage landscapes shall be conserved. Heritage resources include 
buildings, structures, monuments, installations or any manufactured or constructed 
parts or remnants that contribute to a property’s cultural heritage value or interest. 
Cultural heritage landscape refers to geographical areas that may have been modified 
by human activity and are identified as having cultural heritage value or interest. These 
landscape features may include buildings, structures, spaces, views, archaeological 
sites or natural elements that are valued together for their interrelationship, meaning or 
association. Built heritage resources and cultural heritage landscape may be located on, 
or include, properties that have been determined to have cultural heritage value or 
interest under the Ontario Heritage Act. 

The NOP requires that, where development and/or site alteration is proposed on or 
adjacent to a protected heritage property (defined as properties designated under Parts 
IV, V or VI of the Ontario Heritage Act), a heritage impact assessment is to be prepared. 
Further, the NOP encourages Local Area Municipalities to consider the use of heritage 
impact assessments in conserving cultural heritage resources on a community planning 
basis. 

The draft amendment provides policy direction intended to address the conservation of 
cultural heritage features on the subject lands, including the requirement for a heritage 
impact assessment (and associated conservation, landscape management and design 
plans) for development applications on all listed and designated heritage properties 
subject to the draft amendment. 

The Region shares an interest with the Town of Niagara-on-the-Lake in the protection 
and conservation of significant cultural heritage resources through the development of 
such policies intended to protect and conserve locally significant built heritage 
resources. The Region defers to the Town with respect to the cultural heritage 
considerations intended to be addressed through the draft amendment.  

Indigenous and First Nations Consultation 

The NOP directs that planning authorities engage with First Nations and Indigenous 
communities and consider their interests when identifying, protecting, and managing 
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cultural heritage resources and archaeological resources, planning for sustainability and 
climate change, and the natural environment system. The draft amendment includes 
policy direction for consultation with First Nation and Indigenous communities as part of 
future development on the subject lands, including the interpretation and promotion of 
the area’s cultural heritage. 

Conclusion 

Regional staff appreciate the opportunity to review the draft amendment. As outlined 
above, the draft amendment is generally consistent with, and conforms to, Provincial 
and Regional policies. Accordingly, the official plan amendment is exempt from 
Regional Council approval, in accordance with Section 7.4.1.6 and 7.4.1.7 of the NOP 
and the Memorandum of Understanding. 

If you have any questions related to the above comments, please contact me at 
Amy.Shanks@niagararegion.ca. 

Kind regards, 

Amy Shanks, MCIP, RPP 
Senior Development Planner 

cc: Diana Morreale, Director of Growth Management and Planning, Niagara Region 
Pat Busnello, Manager of Development Planning, Niagara Region 
Alexandria Tikky, Senior Project Policy Manager, Niagara Region 
Adam Boudens, Senior Environmental Planner/Planning Ecologist, Niagara 
Region 
Cara Lampman, Manager of Environmental Planning, Niagara Region 

mailto:Amy.Shanks@niagararegion.ca


1547 Bloor Street West 
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March 15, 2024 Our File: JS.NL 

Kirsten McCauley 
Director of Community and Development Services 
Town of Niagara-on-the-Lake 
1593 Four Mile Creek Road 
P.O. Box 100 
Virgil, ON.  L0S 1T0 

Dear Ms. McCauley: 

Re:   Former Rand Estate and John Street East Character Study, Draft Report 

This submission is in response to the Town’s Former Rand Estate and John Street East Character 
Study (the “Study’) and is made on behalf of Two Sisters Resorts Corp., the owner of 144 and 
176 John Street East, as well as Solmar (Niagara 2) Inc., the owner of 200 John Street East and 
588 Charlotte Street.  For the purposes of this correspondence, we have identified these lands 
collectively as the “subject lands”. 

As you are aware, we have previously provided comment to the Town with respect to this study, 
including the following: 

• Letter dated October 25, 2022, from SGL Planning & Design Inc.; and
• Letter dated February 17, 2023, from Sullivan Mahoney LLP (attaching the above noted

letter); and
• Letter dated April 25, 2023, from Sullivan Mahoney LLP (attaching both of the above noted

letters).

We also made submissions at the recent public meeting held on February 6, 2024. 

We wish to re-iterate our comments and concerns with respect to the Study, as previously 
provided to the Town: 

• Most of the subject lands are already designated and zoned for development purposes:

o The subject lands are located within the Built-up Area and Urban Area of Old
Town, and an urban land use designation is appropriate for the lands, in line with
Regional and Provincial policy.

o The developable portions of 144 and 176 John Street East are currently
designated as General Commercial in the in-force Official Plan, permitting a hotel,
spa, arts and learning centre, conference centre and restaurant.  These same
lands are currently zoned as General Commercial, Site Specific 56 Zone (GC-56),
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which further sets out permitted uses and performance standards for those 
permitted uses. 

o The portion of 200 John Street East within the settlement area boundary of Old
Town, and 588 Charlotte Street are for the most part designated Low Density
Residential and Medium Density Residential in the in-force Official Plan,
permitting a range of residential building types, including single detached, semi-
detached and duplex dwellings.  Townhouses are also permitted within the
Medium Density Residential designation as-of-right, as well as the Low Density
Residential designation where certain policy criteria are met, and a site-specific
Zoning By-law Amendment is submitted.  In our opinion, the policy criteria are met
to permit townhouses within the Low Density Residential designation, and a site-
specific Zoning By-law Amendment has been submitted.

• In this regard, it is our opinion that the completion of a Character Study for the subject
lands is not required, as the intent of the studies is being met through the review and
processing of existing (200 John Street East and 588 Charlotte Street), and the fact there
is approved zoning for a hotel development on 144 and 176 John Street East
development, which would only necessitate site plan approval to be developed (unless a
larger hotel is proposed).

There is an ongoing appeal with respect to the proposed subdivision at 200 John Street East and 
588 Charlotte Street, making up a significant portion of the Study area, with an OLT hearing 
commencing in the near future.  The outcome of that OLT hearing may directly affect the draft 
policies in this proposed OPA, as written. 

With respect to 144 and 176 John Street East, the proposed OPA continues to permit a hotel, 
spa, arts and learning centre, conference centre, restaurant and accessory buildings/structures 
on the lands, and we are supportive of the continuation of those permitted uses. 

We have reviewed the Former Rand Estate and John Street East Character Study Draft Report, 
dated November 21, 2023, and associated Draft Official Plan Amendment.  We offer the following 
comments: 

• We do not agree with the encouragement of public active transportation connections
through 144 and 176 John Street East and onto 200 John Street East and 588 Charlotte
Street, as stated in proposed policy i) of Principle 4.  144 and 176 John Street East are
lands that have existing permissions for a hotel/conference centre, and will be subject to
future planning applications to implement the planned function of these lands.  The lands
are privately owned and will not be functionally linked to the 200 John Street East and 588
Charlotte Street property.

• We do not agree with the necessity for a 3-metre landscape transition between the rear
yards of residential dwellings and the agricultural area to the east, as stated in proposed
policy v) of Principle 5.  The direct interface between future residential lots and the
agricultural lands (vineyards) is desirable. The interface/transition between agricultural
and residential uses can be in the form of a fence to prevent access from the urban lands
to the agricultural lands, similar to what exists at other locations along the settlement area
boundaries in the Town of Niagara-on-the-Lake.  The expanse of specialty crops grown in
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Niagara-on-the-Lake adjacent to settlement area boundaries provides visual 
attractiveness, and the establishment of a vegetative buffer and setback is not needed. 

• Proposed policy i) under Principle 7 states that blocks of attached townhouses shall not
contain more than 5 primary dwelling units.  We do not support this, and propose that up
to 8 dwelling units should be permitted within a townhouse block, typical of townhouse
developments.

• Proposed policy vii) under Principle 7 requires a minimum front yard setback of 4 metres.
We do not support this, and propose that the minimum front yard setback should be 3
metres, except to a garage, where the minimum front yard setback should be 6 metres.

• Proposed policy viii) under Principle 7 requires a minimum 50% of the front yards to be
soft landscaping.  We do not support this, as in some cases a lesser amount of soft
landscaping in the front yard may be required to accommodate hard landscaping and/or
driveways.

In addition to the substantive concerns raised above, we request that the Town defer any decision 
on the OPA until after the tribunal renders a final decision on the current applications/appeals in 
relation to the properties at 200 John Street East and 588 Charlotte Street. 

We thank the Town for the opportunity to provide comments on this matter. 

Yours very truly, 
SGL PLANNING & DESIGN INC. 

David Riley, MCIP, RPP 
Principal 

cc: Giuseppe Paolicelli, Two Sisters Resorts Corp. and Solmar (Niagara 2) Inc. (via e-mail) 











































Evaluation of the Proposals 

The Town will undertake an evaluation of the submitted proposals based on the following criteria: 

Evaluation Criteria Score 

a. Consultant profile and Demonstrated experience of the Total out of 30 
expertise firms; (1 0) 

Experience of consultants 
assigned to tasks in the project; 
(10) 
Experience with similar 
work/projects; (1 0) 

b. Methodology, Work Demonstrated understanding of Total out of 45 
Plan and Schedule requirements; (20) 

Methodology and approach; 
(15) 
Work plan components and 
completeness; (1 0) 

C. Fee Proposal Cost effectiveness (20) Total out of 20 

Total out of 100 
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From: Municipal Planning <MunicipalPlanning@enbridge.com>
Sent: January 22, 2024 2:49 PM
To: Kirsten McCauley MCIP, RPP
Subject: RE: Town-Initiated Official Plan Amendment - OPA-01-2024 - Former Rand Estate and John Street 

Character Study, NOTL

Thank you for your circulation.   
 
Enbridge Gas does not object to the proposed application(s) however, we reserve the right to amend or remove 
development conditions. This response does not signify an approval for the site/development. 
 
Please always call before you dig, see web link for additional details: https://www.enbridgegas.com/safety/digging-
safety-for-contractors  
 
Please continue to forward all municipal circulations and clearance letter requests electronically to 
MunicipalPlanning@Enbridge.com.  
 
Regards, 
 
Jasleen Kaur 
Municipal Planning Coordinator 
Engineering 
— 
 

ENBRIDGE 

TEL: 437-929-8083 
500 Consumers Rd, North York, ON M2J1P8 
 

enbridge.com 

Safety. Integrity. Respect. Inclusion. 
 
 

From: Kirsten McCauley MCIP, RPP <kirsten.mccauley@notl.com>  
Sent: Wednesday, January 17, 2024 2:53 PM 
To: ann-marie.norio@niagararegion.ca; pat.busnello@niagararegion.ca; Diana.Morreale@niagararegion.ca; 
amy.shanks@niagararegion.ca; ksidey@notlhydro.com; Municipal Planning <MunicipalPlanning@enbridge.com>; 
Andrew.Carrigan@Canadapost.ca; circulations@wsp.com; rowcentre@bell.ca; Newdevelopment@rci.rogers.com; 
landuseplanning@hydroone.com; TCEnergy@mhbcplan.com; executivevp.lawanddevelopment@opg.com; 
lynne.cunningham@mpac.ca; mbirbeck@npca.ca; Taran Lennard <tlennard@npca.ca>; smastroianni@npca.ca; 
ddeluce@npca.ca; sue.mabee@dsbn.org; bert.poort@dsbn.org; alexsandria.pasquinismith@ncdsb.com; 
clark.euale@ncdsb.com; mary.gallardi@ncdsb.com; planification@cscmonavenir.ca; donna@theherringtongroup.ca; 
radamsky@niagaraparks.com; Cheryl.Tansony@ontario.ca; caroline.samuel@ontario.ca; barbara.slattery@ontario.ca; 
Linda.Gabriele@ontario.ca; Neave.Constantine@ontario.ca; michael.durst@ontario.ca; lisa.curtis@pc.gc.ca; Shaunna 
Arenburg <shaunna.arenburg@notl.com>; Grant Bivol <grant.bivol@notl.com>; Clerks <clerks@notl.com>; Donna Lake 
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<Donna.Lake@notl.com>; Darren MacKenzie, C.Tech., rcsi, ENV SP <darren.mackenzie@notl.com>; Mike Komljenovic 
<Mike.Komljenovic@notl.com>; Kiefer Paton, C.Tech. <Kiefer.Paton@notl.com>; Robert Alguire 
<robert.alguire@notl.com>; Darrin Wills, C.Tech., rcji <Darrin.Wills@notl.com>; Brandon Enns 
<Brandon.Enns@notl.com>; Marci Weston <Marci.Weston@notl.com>; Kevin Turcotte <kevin.turcotte@notl.com>; J.B. 
Hopkins <JB.Hopkins@notl.com>; Rick Wilson, MCIP, RPP <Rick.Wilson@notl.com>; Sumra Zia B. Arch., Dipl. 
Architectural Conservation <Sumra.Zia@notl.com>; Darka Jensen, CPT <Darka.Jensen@notl.com>; Aida Nasr 
<Aida.Nasr@notl.com>; Faegheh Farokhizad B.Arch, M.Arch, MBA <Faegheh.Farokhizad@notl.com>; Walter Klassen 
<walter.klassen@notl.com>; Jay Plato <Jay.Plato@notl.com>; Brad Disher <brad.disher@notl.com>; Harry Althorpe 
<Harry.Althorpe@notl.com>; Development Planning Applications <devtplanningapplications@niagararegion.ca> 
Subject: [External] Town-Initiated Official Plan Amendment - OPA-01-2024 - Former Rand Estate and John Street 
Character Study, NOTL 
 

    
CAUTION! EXTERNAL SENDER 
Were you expecting this email? TAKE A CLOSER LOOK. Is the sender legitimate? 
DO NOT click links or open attachments unless you are 100% sure that the email is safe. 

Good afternoon,  
 
The Town of Niagara-on-the-Lake has initiated an Official Plan Amendment for the Former Rand 
Estate and John Street Character Study, impacting lands to the northeast of the Heritage Trail, and 
on the southwest side of Charlotte Street and southeast side of John Street East, largely within the 
urban area of Old Town in Niagara-on-the-Lake.  
 
The Official Plan Amendment seeks to incorporate policy direction into the Town’s Official Plan to 
define the character of the area and provide policy to guide future changes to the Rand Estate and 
John Street East. Further details are provided in the attached circulation letter.  
 
The Character Study report, draft Official Plan Amendment and other details of the study process can 
be found on the Town’s project webpage at the following link:  
 
Character Study - Randwood Estate and John Street East | Town of Niagara-on-the-Lake (notl.com) 
 
Comments are requested by February 9, 2024 by reply to this email.  
 
I have attached a copy of a word document for track changes comments.  
 
If you have any questions, please do not hesitate to contact me.  
 
Thank you,  
Kirsten 
 
Kirsten McCauley, MCIP, RPP 
Director of Community and Development Services  
Town of Niagara-on-the-Lake 
1593 Four Mile Creek Rd. 
P.O. Box 100, Virgil ON L0S 1T0 
 
Tel: 905-468-3266 ext. 243 
Email: Kirsten.mccauley@notl.com 
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From: Lingard, Norman <norman.lingard@bell.ca>
Sent: February 6, 2024 10:18 AM
To: Kirsten McCauley MCIP, RPP
Subject: Official Plan Amendment - OPA-01-2024 - Former Rand Estate and John Street Character Study

Good morning Kirsten, 
 
Thank you for circulating Bell Canada with respect to the Niagara-on-the-Lake’s above noted Character Study. 
Bell appreciates the opportunity to engage in infrastructure and policy initiatives across Ontario. 
 
While we do not have any specific comments or concerns at this time, we would ask that Bell continue to be 
circulated on any future materials and/or decisions related to this matter.  
 
Please forward all future documents to circulations@wsp.com and should you have any questions, please 
contact the undersigned. 
 
Yours truly, 

 
Norm Lingard 
Senior Consultant – Municipal Liaison 
Network Provisioning 
norman.lingard@bell.ca |  365.440.7617 
 

 
 
Please note that WSP operates Bell Canada’s development, infrastructure and policy tracking systems, which 
includes the intake and processing of municipal circulations. However, all responses to circulations and 
requests for information will come directly from Bell Canada, and not from WSP. WSP is not responsible for 
the provision of comments or other responses. 
 
This email message, and any attachments, may contain information or material that is confidential, privileged and/or subject to copyright or other 
rights. Any unauthorized viewing, disclosure, retransmission, dissemination or other use of or reliance on this message, or anything contained 
therein, is strictly prohibited and may be unlawful. If you believe you may have received this message in error, kindly inform the sender by return 
email and delete this message from your system 
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From: Robert Bader
Sent: February 8, 2024 10:57 AM
To: Gary Zalepa
Cc: Gary Burroughs; Erwin Wiens; Tim Balasiuk; Maria Mavridis; Nick Ruller; Adriana Vizzari; Sandra 

O'Connor; Wendy Cheropita; Clerks; Kirsten McCauley MCIP, RPP; Bruce Zvaniga
Subject: Character Study and Planning

Lord Mayor and Council, 
I watched with interest the Public Meeting on Feb 6 which I thought was to be the culmination of the Character 
Study for the Rand Estate and John Street East which was initiated as part of the New Official Plan passed by 
Town Council October 22, 2019. This study began in October, 2022  with a broad series of consultations with 
community groups, property owners and experts from a range of disciplines over the past 16 months and finally 
with the Open House in January, 2024 and culminating in last night’s Public Meeting with a fulsome report and 
with a proposed By-Law to amend the Official Plan for implementation attached. 
 
 
Given the many, many opportunities for input and consultation over the past sixteen months it was most 
surprising to hear Mr. Riley’s  requested delay in the adoption of the By-Law amending the Official Plan on 
behalf of Mr Marotta's companies.  Certainly it couldn’t be due to lack of opportunity for input? 
There were ample consultation opportunities in the past year and the study report has been available since the 
end of November.  
 
 
Yes, I  recognize that Mr. Marotta’s subdivision must conform only to the planning regime in place at the time 
of his original subdivision application; even though both his revised subdivision plan and heritage demolition 
applications came after the stated intent to complete the character study. 
However, as Councilor Burroughs so aptly stated the Tribunal should (and will) see the Character Area report 
as it fleshes out the Town's position on development in the study area.   As Solmar's representative properly 
conceded at the public meeting, the OLT is able to (and will) consider the study as part of the 
evidence.  Council should make every effort to also pass the accompanying OPA before the Tribunal convenes 
in April. The Town has spent a lot of money on this study.  Please finish the job and pass the amending By-
Law.   
 
 
Above and beyond this single pressing issue,  given the historic nature of Niagara on the Lake as a whole and 
the crucial importance of said history to continue and enhance the tourism industry and its importance to the 
agriculture and cultural institutions which form the basis of our local economy, I would like to recommend that 
the Town undertake a much broader Character Study of the entirety of Niagara on the Lake to determine the 
best practices to ensure the viability of the four historic villages and their relationship to the proposed Glendale 
plan.     
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My second recommendation is that council immediately begin the process of implementing OPA-01-2020 to 
establish a Community Planning Permit System to once and for all replace the piecemeal zoning and site plan 
by by-laws and minor variance planning processes with a coherent system driven by Town priorities instead of 
Developer wishes and manipulation. The broader Character Study combined with citizen and community input 
would inform the policies for such a Community Planning Permit System and in the long run be much more 
cost effective for the town and developers. 
Regards, 
Bob Bader 
9 Shaw's Lane, 
NOTL 
Bob Bader  



From: Rachel Adamsky
To: Kirsten McCauley MCIP, RPP
Subject: RE: Town-Initiated Official Plan Amendment - OPA-01-2024 - Former Rand Estate and John Street Character

Study, NOTL
Date: Thursday, February 1, 2024 3:36:39 PM
Attachments: image001.png

You don't often get email from radamsky@niagaraparks.com. Learn why this is important

CAUTION: This email originated from outside the Town of Niagara-on-the-Lake. Use
caution when clicking on a link or opening an attachment unless you know that the content
is safe. If unsure, forward the email to IT to validate.

Kristen,

Thank you for circulating Niagara Parks on the OPA.

Please be advised that Niagara Parks does not have any comments or concerns with the
OPA for the former Rand Estate and John Street property.

Please continue to keep Niagara Parks informed.

Thank you,

Niagara Parks
Rachel Adamsky, R/W-AMC, CPT
MANAGER, REALTY AND LEGAL SERVICES

P  905.295.4396 x3254   M   905.321.1857   F  905.356.7262

7805 Niagara Parkway, P.O. Box 150
Niagara Falls, Ontario, Canada L2E 6T2

radamsky@niagaraparks.com

niagaraparks.com

From: Kirsten McCauley MCIP, RPP <kirsten.mccauley@notl.com> 
Sent: Wednesday, January 17, 2024 2:53 PM
To: ann-marie.norio@niagararegion.ca; pat.busnello@niagararegion.ca;
Diana.Morreale@niagararegion.ca; amy.shanks@niagararegion.ca; ksidey@notlhydro.com;
municipalplanning@enbridge.com; Andrew.Carrigan@Canadapost.ca; circulations@wsp.com;
rowcentre@bell.ca; Newdevelopment@rci.rogers.com; landuseplanning@hydroone.com;
TCEnergy@mhbcplan.com; executivevp.lawanddevelopment@opg.com;
lynne.cunningham@mpac.ca; mbirbeck@npca.ca; Taran Lennard <tlennard@npca.ca>;
smastroianni@npca.ca; ddeluce@npca.ca; sue.mabee@dsbn.org; bert.poort@dsbn.org;

mailto:radamsky@niagaraparks.com
mailto:kirsten.mccauley@notl.com
https://aka.ms/LearnAboutSenderIdentification
https://www.niagaraparks.com/
https://www.instagram.com/niagaraparks
https://www.facebook.com/niagaraparks
https://www.twitter.com/niagaraparks
mailto:radamsky@niagaraparks.com
https://www.niagaraparks.com/

Nlagé‘n@Lake
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