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HERITAGE IMPACT ASSESSMENT ADDENDUM

This is an Addendum to the Heritage Impact Assessment, dated May 21, 2021, revised October 13, 2021 (the “2021 
HIA”), prepared by ERA Architects Inc. (ERA) on behalf of Woolverton Holdings Corp for the proposed development at 
13 Mountain Street and 19-23 Elm Street, Grimsby (the “Site”). It evaluates the impact of the proposed development 
on the cultural heritage value of the heritage resources on and adjacent to the Site.

The 2021 HIA was prepared for 13 Mountain Street and 19 Elm Street to accompany an Official Plan Amendment 
(OPA) and Zoning Bylaw Amendment (ZBA) application for a seven-storey mixed-use development, which proposed 
retaining both heritage buildings in situ and integrating them into the new development. The OPA and ZBA were 
approved by an Ontario Land Tribunal (OLT) decision on February 8, 2024, applying to 13 Mountain Street and 19-21 
Elm Street. Since then, the Site has expanded to include 23 Elm Street.

Since the 2021 HIA, the Provincial Planning Statement, 2024 has replaced the Provincial Policy Statement, 2020 and the 
Growth Plan for the Greater Golden Horseshoe. The Niagara Official Plan, 2022, has replaced the Niagara Region Official 
Plan (2014 Office Consolidation). These updated policy documents, along with all previously reviewed documents 
from the 2021 HIA, have been considered in this HIA Addendum.

01.	 Site and Heritage Context 

The Site is located at the northeast corner of Mountain Street and Elm Street in Downtown Grimsby and comprises 
four properties: 13 Mountain Street (“Woolverton House”), 19 Elm Street (“Woolverton Hall”), 21 Elm Street, and 23 
Elm Street. The Site is within the Downtown District, and located in an area targeted for intensification according to 
the Grimsby Official Plan.

The Site contains two municipally recognized heritage properties, both designated under Part IV, Section 29 of the 
Ontario Heritage Act (OHA) following the 2021 HIA:

•	 13 Mountain Street – Designated under By-law No. 23-35 on April 17, 2023. Known as the Dr. Theoron Woolverton 
House, it was built in 1880 as a residence for Dr. Theoron Woolverton, a decorated physician. The house remained 
the long-time home of the Woolverton family.

•	 19 Elm Street – Designated under By-law No. 23-36 on April 17, 2023. Originally built in 1880 as the Grimsby 
Baptist Church, the building stands on land donated to the congregation by Charles Edward Woolverton.

The designation by-laws, including Statements of Cultural Heritage Value and a list of Heritage Attributes for each 
property, are attached to this report as Appendix A.

The Site is adjacent to 11 Mountain Street, the Stonehouse-Whitcomb Funeral Home, which is listed on the Town’s 
Heritage Register.
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Elm Street
Elm Street

Property data map indicating the location of the Site, outlined in red (Town of Grimsby; annotated by ERA).

Aerial imagery showing the Site, outlined in red, along with its applicable heritage context. Designated 
properties are shaded blue, while the adjacent heritage resource listed on the Town’s Heritage Register is 
shaded pink. Note: Only on-site and adjacent properties are  indicated (Region of Niagara; annotated by ERA).

Elm Street
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THE WOOLVERTON
13 MOUNTAIN STREET & 19-21 ELM STREET

CASTLEPOINT NUMA

SITE PLAN + STATISTICS

1 : 200A001
SITE PLAN1

PROJECT STATISTICS3
A010

93.875 m - AVERAGE GRADE BASED ON EXISTING GRADE 
ELEVATIONS AT NORTH-WEST AND SOUTH-WEST 
CORNERS OF THE PROPERTY (SEE SITE PLAN)

SCALE 1:200

NO. DATE DESCRIPTION/COMMENTS

1 2021-05-25 ISSUED FOR OPA/ZBA
2 2021-10-25 ISSUED FOR OPA/ZBA RESUBMISSION 1
3 2023-06-30 ISSUED FOR OPA/ZBA RESUBMISSION 2
4 2023-09-18 ISSUED FOR OPA/ZBA RESUBMISSION 3
5 2023-11-23 ISSUED FOR OPA/ZBA RESUBMISSION 4
6 2023-12-21 ISSUED FOR OPA/ZBA RESUBMISSION 5

The Woolverton                                                                                                                                                         

Municipal Address: 13 Mountain Street, 19 & 21 Elm Street

Lot Area ((SSQQ  MM)) ((SSQQ  FFTT)) ((SSQQ  MM)) ((SSQQ  FFTT))

Existing Site Area 3,592 38,664 3,188 34,315

Row Conveyance 195 2,099 195 2,099

New Site Area 3,397 36,565 2,993 32,216

Zoning ((SSQQ  MM)) ((SSQQ  FFTT))

Designation

Building Area At Grade 1,915 20,613 1,541 16,587

Lot Coverage (%)
aa  66% 51%

Height
 bb    

 (Exluding Mechanical Penthouse) 25.24 83 25.24 83

Height (storeys) 7 7 

Gross Construction Area (GCA) ((SSQQ  MM)) ((SSQQ  FFTT))

Total GCA (Level 1-7) 1111,,331177 121,815 

Gross Floor Area (GFA) & Built Form
c   

((SSQQ  MM)) ((SSQQ  FFTT)) ((SSQQ  MM)) ((SSQQ  FFTT))

Existing Residential GFA (Woolverton House) 218 2,347 

Existing Non-Residential GFA (Woolverton Hall) 154 1,658 

New Residential GFA 8,950 96,337 6,536 70,353

New Non-Residential GFA 375 4,032 457 4,919

TToottaall  GGFFAA 99,,669977 110044,,338800 66,,999933 7755,,227722

OOvveerraallll  FFSSII 22..8866 22..3355

Residential Units
11  BBeeddrroooomm  ((660000--880000  

ssqq..fftt..))
TToottaall  PPrrooppoosseedd

TToottaall 112200 7733

Parking Areas (GCA) GGCCAA  ((SSQQ  MM)) GGCCAA  ((SSQQ  FFTT)) GGCCAA  ((SSQQ  MM)) GGCCAA  ((SSQQ  FFTT))

P1 (areas not included in GCA) 2,130 22,927 1,210 13,024

P2 (areas not included in GCA) 2,177 23,433 1,645 17,707

P3 (areas not included in GCA) 2,714 29,213 961 10,344

TToottaall    77,,002211 7755,,557744 3,816 41,075

Vehicular Parking BByy--LLaaww  RReeqquuiirreedd
dd

PPrrooppoosseedd
ee

BByy--LLaaww  RReeqquuiirreedd
dd PPrreevviioouussllyy  

PPrrooppoosseedd

Residential 150 120 92 74

Residential Visitor & Commercial 49 37                                      36 -

- - - 2 f  

- - - 26 g  

TToottaall 119999 115577  128 102

12 

Bicycle Parking BByy--LLaaww  RReeqquuiirreedd  
dd PPrrooppoosseedd BByy--LLaaww  RReeqquuiirreedd

dd PPrreevviioouussllyy  

PPrrooppoosseedd

Residential 36 80 23 74

Non-Residential 2 10 2 10

TToottaall 3388 9900 25 84

Loading BByy--LLaaww  RReeqquuiirreedd PPrrooppoosseedd BByy--LLaaww  RReeqquuiirreedd
PPrreevviioouussllyy  

PPrrooppoosseedd

Loading Space (3.5 x 9.0m) 1 1 1 1

aa  
Lot Coverage:                  

bb    
Height measured from average grade along Mountain Street to the top 7th Floor

cc  
GFA calculation:

 

dd    
Parking Rate: Motor Vehcile Parking: Residential: 1.25 per unit

Visitor: 0.25 per unit 

Commercial Retail 1 per 28 sq.m. GFA

Bicycle Parking: Residential: ratio 0.3 per unit for residents and visitors

Commercial: min. 7% of motor vehicle parkings spaces

ee    
Proposed Parking Rate: Refer To Transporatation Study

PPrreevviioouussllyy  TToottaall  PPrrooppoosseedd

PPrreevviioouussllyy  PPrrooppoosseedd

        Project Statistics

            CCuurrrreennttllyy  PPrrooppoosseedd PPrreevviioouussllyy  PPrrooppoosseedd

DI- Downtown Intensification

gg  
 Time Of Day Shared Parking

The percentage of the lot area covered by all buildings above ground level, measured to the exterior of the walls but does not include the portion of the  lot area 

occupied by a below grade building or portion thereof. 

11..  with reference to  a dwelling unit, the total habitable area thereof, measured between the exterior faces of the exterior walls or from the centre line of a 

common or party wall, but excluding any garage, breeze-way, porch, verandah, balcony, sunroom, attic, basement or cellar;.                                                                          

22..  with reference to a building or any part thereof used for non-residential purposes, the total area within the building or that part thereof used for 

nonresidential purposes, measured between the exterior faces of the exterior walls or from the centre line of a common or party wall, but excluding any cellar, 

basement, parking lot or mechanical room.

ff    
3 Parking spaces on adjacent municipal lot owned by Valentine Coleman 2 and Carlo Zanon 1 

Cash-In-Lieu Vehicular Parking (including 3 previous spaces
f  

)  
 
)  s

f   

Site plan from the approved ZBA drawing set (SvN, 
2023).
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Mountain Street elevation render from the approved ZBA 
set (SvN, 2023).

Elm Street corner elevation render from the approved ZBA 
set (SvN, 2023).

02.	 Previously Approved Proposal

The previously approved development proposed a 7-storey mixed-use residential building set back behind the 
retained and restored heritage buildings. The original building fabric of Woolverton House and Woolverton Hall was 
to be retained in situ and adapted for commercial and residential amenity uses. Glazed additions and circulation 
space were planned for the south and east elevations of Woolverton House and the east elevation of Woolverton Hall. 
A central landscaped plaza was designed along Mountain Street between the heritage buildings, and two-and-a-half 
levels of underground parking were included.

03.	 Current Proposal

The current revised proposal expands the Site to include 23 Elm Street and seeks a modest increase in height, 
proposing an 8-storey mixed-use building. The heritage buildings remain in situ, integrated into the new development, 
which includes commercial uses on the ground floor along Elm Street. One level of underground parking is proposed, 
with additional parking provided at the ground level and an intermediate floor.

The proposed building features a three-storey podium, which provides a pedestrian-scaled interface and mediates 
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General Notes:

1. These Contract Documents are the property of the
Architect. The Architect bears no responsibility for the
interpretations of these documents by the Contractor.
Upon written application the Architect will provide
written/graphic clarification or supplementary information
regarding the intent of the Contract Documents. The
Architect will review Shop Drawings submitted by the
Contractor for design conformance only.

2. Drawings are not to be scaled for construction.
Contractor to verify all existing conditions and dimensions
required to perform the Work and report any discrepancies
with the Contract Documents to the Architect before
commencing work.

3. Positions of exposed or finished mechanical or electrical
devices, fittings, and fixtures are indicated on the
Architectural drawings. The locations shown on the
Architectural drawings govern over the Mechanical and
Electrical drawings. Those items not clearly located will be
located as directed by the Architect.

4. Specifications must be read and interpreted with all the
construction documents in combination. Drawings,
schedules, and any other graphic representation
supplement the written word. In the event of conflict
between drawings and specifications, the specifications
take precedence over the drawings.
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Drawing No.:
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DEVELOPMENT

Grimsby, ON L3M 3J7

May 16, 2025

DRAFT

May 16, 2025Issued for OPA/ZBA1

20 De Boers Drive suite 525
Toronto ON  M3H 0H1

t. 416.901.6528
www.studiojci.com

13 Mountain Street & 19 - 23 Elm Street

- MOUNTAIN STREET

1:200

JCI

A5.04

STREETSCAPE ELEVATION

PR
O

PE
RT

Y 
LI

N
E

PR
O

PE
RT

Y 
LI

N
E 

RE
AR

MOUNTAIN
STREET

EX
IS

TI
N

G 
PR

O
PE

RT
Y 

LI
N

E 
- R

EA
R

N
EW

 P
RO

PE
RT

Y 
LI

N
E 

(A
FT

ER
 R

O
AD

 C
O

N
VE

YA
N

CE
)

EX
IS

TI
N

G 
PR

O
PE

RT
Y 

LI
N

E

COURTYARD

General Notes:

1. These Contract Documents are the property of the
Architect. The Architect bears no responsibility for the
interpretations of these documents by the Contractor.
Upon written application the Architect will provide
written/graphic clarification or supplementary information
regarding the intent of the Contract Documents. The
Architect will review Shop Drawings submitted by the
Contractor for design conformance only.

2. Drawings are not to be scaled for construction.
Contractor to verify all existing conditions and dimensions
required to perform the Work and report any discrepancies
with the Contract Documents to the Architect before
commencing work.

3. Positions of exposed or finished mechanical or electrical
devices, fittings, and fixtures are indicated on the
Architectural drawings. The locations shown on the
Architectural drawings govern over the Mechanical and
Electrical drawings. Those items not clearly located will be
located as directed by the Architect.

4. Specifications must be read and interpreted with all the
construction documents in combination. Drawings,
schedules, and any other graphic representation
supplement the written word. In the event of conflict
between drawings and specifications, the specifications
take precedence over the drawings.

Date:Description:

Issued

Drawing No.:

Project No.:
Scale:
Date:
Drawn by:

2416

MULTI-UNIT RESIDENTIAL
DEVELOPMENT

Grimsby, ON L3M 3J7

May 16, 2025

DRAFT

May 16, 2025Issued for OPA/ZBA1

20 De Boers Drive suite 525
Toronto ON  M3H 0H1

t. 416.901.6528
www.studiojci.com

13 Mountain Street & 19 - 23 Elm Street

ELM STREET

1:200

JCI

A5.05

STREETSCAPE ELEVATION

Proposed west elevation (Studio JCI, 2025).

Proposed south elevation (Studio JCI, 2025).

between the lower-scale heritage buildings and the taller elements of the new construction. Along the Elm Street 
elevation, a 3.5-metre stepback is provided above the podium, followed by four additional storeys. At the top of the 
seventh storey, a further 2-metre stepback accommodates one more storey above, resulting in a total building height 
of eight storeys. The massing is arranged to frame a public courtyard along Elm Street, which is overlooked by an 
elevated residential courtyard at the second storey.

On the west elevation, the new construction is set back behind the retained heritage buildings. Stepbacks of 0.85 
metres above the podium and 1.5 metres above the seventh storey are provided. The space between the heritage 
buildings is retained and transformed into a plaza.

Separate glazed reveal connections are proposed at the rear of the Woolverton House and Woolverton Hall buildings, 
creating sensitive transitions from each heritage building to the new construction. These connections provide visual 
separation and ensure that the new construction does not directly abut the heritage buildings, clearly delineating old 
from new.

The design of the new construction includes masonry cladding at the podium level, with lighter cladding and a 
window wall system on the upper storeys to reduce the perceived massing. An outline of the proposed material 
palette, compiled by Studio JCI, is attached as Appendix B.
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Proposed street view - looking northeast to 
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Proposed street view - looking east to the Site 
from Mountain Street (Studio JCI, 2025).

Proposed street view - looking north to the 
Site from Elm Street (Studio JCI, 2025).
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04.	 Conservation & Mitigation Strategy: Previous and Current Approaches

The previously established conservation strategy, as outlined in the 2021 HIA, proposed the in situ retention, 
restoration, and rehabilitation of 13 Mountain Street and 19 Elm Street. It included retaining the original c. 1880 
building fabric of the Woolverton House and Hall while removing later additions, such as the former Carriage House, 
the 1913 Sunday School, and the vestibule. Restoration was to include masonry repair and cleaning, with Woolverton 
House rehabilitated for commercial and residential use and Woolverton Hall continuing as a community space.  
The previous proposal also outlined a heritage design strategy that used setbacks and stepbacks to minimize the 
visual impact of new construction while incorporating an enhanced public realm to create a strong connection 
between the heritage buildings and shared public space. 

The current proposal maintains this overall approach, with adjustments to massing, stepbacks, and the configuration 
of public space in response to the revised development. Woolverton House is proposed to be rehabilitated for 
residential amenity use. The south elevation will be repaired and restored where the existing additions are removed, 
while allowing for sympathetic interventions, such as new and enlarged window openings, that animate the elevation 
facing the plaza. Detailed design for this elevation will be provided at a later stage. Woolverton Hall is to remain as a 
community hub.

Mitigation measures, outlined on the follow page, are embedded in the design to minimize potential impacts on the 
heritage buildings.
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1 New construction is set back behind the heritage buildings to conserve their legibility and three-dimensionality. A 
sensitive glazed connection (highlighted in pink) is provided between the heritage buildings and the new construction.

The spatial separation between the retained heritage buildings is maintained as a publicly accessible plaza, 
preserving their three-dimensional legibility and reinforcing their role within the public realm.

3

2
A series of stepbacks on all elevations reduce the perceived massing of the new construction, mitigating its visual 
impact on the heritage buildings. Differentiation in materiality above the podium provides a subtle backdrop that 
does not compete with the heritage buildings’ prominence.
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Mitigation strategy for new construction. On-site heritage resources are outlined in blue (Studio JCI, 2025; 
annotated by ERA).
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Zoomed-in view of the glazed connections between 
the heritage buildings and the new construction, 
indicated by pink arrows (Studio JCI, 2025; annotated 
by ERA).
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05.	 Assessment of Impact

Impacts to On-Site Heritage Resources

The following assessment evaluates the impacts of the proposed development on the on-site cultural heritage 
resources.

Alterations to the Woolverton House

The proposal retains the same alterations to the building fabric as assessed in the 2021 HIA, including the removal 
of the brick rear wing, enclosed sunroom, and south additions of the Woolverton House. While the brick rear wing is 
original, it was determined not to be integral to the building’s architectural composition. Its removal does not affect 
the building’s legibility as an 1880s Gothic Revival residence. The sunroom and south additions are non-original, and 
their removal was not considered to constitute a negative impact on the Site’s cultural heritage value. 

A change from the previous proposal is that the south elevation of the Woolverton House will no longer feature the 
previously proposed glazed bump-out. Instead, this elevation will be repaired and restored where existing additions 
are removed, while allowing for sympathetic interventions, such as new and enlarged window openings, that animate 
the elevation facing the plaza. ERA’s overall assessment remains unchanged, concluding that these alterations do not 
constitute a negative impact on the Site’s cultural heritage value.

Removal of the Carriage House

The Carriage House, historically linked to the Woolverton House, was assessed to have low integrity and insufficient 
heritage value to merit designation. The conclusion in the 2021 HIA, which remains unchanged, is that the associative 
value of the Carriage House will be conserved through the retention of the Woolverton House and an interpretation 
strategy to commemorate the Site’s history.

Alterations to Woolverton Hall

The alterations to the Woolverton Hall building include the removal of the rear 1913 Sunday School addition to 
reinstate the original building footprint and allow for the integration of new construction. The assessment holds 
that this removal does not alter any identified heritage attributes, and the conclusion that these changes do not 
negatively impact the building’s cultural heritage value remains unchanged.

Introduction of Height and Massing

The current proposal introduces an 8-storey mixed-use building, which alters the historically low-rise scale of the 
Site but is designed to minimize visual impact on the retained heritage buildings through strategic placement and 
massing.

The proposal has implemented mitigation measures, as outlined on the previous page, which are appropriate and 
successfully mitigate the visual impact of the increased height.

Shadows

We have reviewed the updated Sun Shadow Study prepared by Studio JCI (provided under separate cover) and 
confirm that the assessment provided in the 2021 HIA remains unchanged under the current proposal. While the 
new construction introduces some shadowing on on-site heritage resources, the net new shadows do not impact 
identified heritage attributes or alter the appearance of the heritage resources. The proposed massing strategy 
continues to minimize new shadows to the extent possible. 
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Impacts to Adjacent Heritage Resources

There is one adjacent1 heritage property, located at 11 Mountain Street, to the north of the Site. As was the 
assessment in the 2021 HIA, while the proposed development alters the historically low-rise character of Mountain 
and Elm Streets through the introduction of increased height and massing, the Site is located in an area targeted 
for intensification according to Official Plan policies. The proposed development provides setbacks and stepbacks 
that mitigate potential visual impacts on the adjacent heritage property. While the proposed development results in 
some minor new shadowing on the adjacent heritage property, the new net shadows are not anticipated to alter the 
appearance of the resource.

06.	 Statement of Professional Opinion

The proposal responds to the Site’s capacity for increased density while conserving the cultural heritage value of on-
site and adjacent heritage resources. It retains, restores, and rehabilitates the heritage buildings for residential and 
community uses, ensuring their continued presence within the evolving streetscape.

The proposed development maintains the three-dimensional form and legibility of the heritage buildings as an 
1880s residence and church, ensuring they remain recognizable from street level and continue to contribute to the 
historically low-rise character of the surrounding neighbourhood. The new construction is visually distinct, with 
stepbacks and setbacks mitigating the impact of increased massing. 

It is ERA’s professional opinion that the proposal conserves the cultural heritage value of both on-site and adjacent 
heritage resources. It complies with all relevant municipal and provincial heritage policies and adheres to recognized 
professional standards and best practices in the field of heritage conservation in Canada.
 
 
 

 
List of Appendices
•	 Appendix A: Designation By-laws No. 23-35 and 23-36
•	 Appendix B: Proposed Material Board (Studio JCI, 2025)

1 Adjacent is defined as: “for the purposes of policy 4.6.3, those lands contiguous to a protected heritage property or as otherwise defined in the 
municipal official plan” (Provincial Planning Statement, 2024). The PPS (2024) definition is applied in this case, as the Town of Grimsby Official 
Plan (2012) defines adjacent only in relation to natural heritage, not heritage properties. In the absence of a heritage-specific definition in the 
Official Plan, the PPS definition is used.	
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