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 Executive Summary 
 

Leah D. Wallace, MA MCIP RPP, Heritage Planner, was contacted by Burgess Heritage Group 

Inc. to prepare a Cultural Heritage Impact Assessment to evaluate the impacts on cultural 

heritage resources of the proposed development at 133 and 137 Main Street East in the Town 

of Grimsby.  The properties are located at the northeast corner of Nelles Road and Main Street 

East.  The lot at 133 Main Street East, which is designated under Part IV of the Ontario Heritage 

Act (OHA) contains a large red brick home in the Queen Anne style facing Main Street East 

known as the James Willison Grout Nelles House.  The house has been vacant for some time.  

There is a large one-storey outbuilding located to the rear of the house on the east side of the 

property close to the lot line.  The property at 137 Main Street East, which is also the subject of 

the official plan and zoning amendment application, is vacant and is not designated under OHA. 

 

The original CHIA was dated May 2019.  An addendum to the original HIA was filed in August 

2019 in response to the Town’s notice of incomplete application dated July 22, 2019. The 

contents of that addendum are found in the section titled “Addendum – August 14, 2019”.  

 

This second addendum dated September 2021 includes revisions to the August 2019 HIA that 

are responsive to: 

 the peer review of the August 2019 HIA, dated February 2020;  

 the new Provincial Policy Statement that came into effect in May 2020; 

 changes to the original proposal made as a result of the peer review and the loss of the 

mature tree located at the south west corner of the subject property;  

 recent heritage status changes in surrounding properties and the development proposal 

for 141 & 147 Main Street East; 

 minor corrections and clarifications related to any of the above; and 

 the heritage permit application being filed in connection with demolition and alteration at 

133 Main Street East.  

 

Contents of this second addendum are found in the section titled “Addendum – September 

2021” and any additions to the text of the August 2019 HIA are shown in red italics for ease of 

reference. The only exception is the section respecting the Provincial Policy Statement 2020, 

which is simply substituted for the section related to the previous Provincial Policy Statement in 

the May 2019 HIA. 

 

The original proposal was to develop a 148-unit condominium apartment building of varying 

heights stepping up and back from three (3) storeys on Main Street East and Nelles Road to 

four (4) storeys along Main Street and the north side of the property and five (5) storeys along 

the east side of the property with limited commercial space provided on the ground floor fronting 

on Main Street East.  The existing heritage home was intended to be converted to office space 

and moved forward on the site to within 2.06m (6.76 ft) of the Main Street East property line.   
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Since that time the plan has been revised in response to the peer review as well as the loss of 

the large mature tree located at the south west corner of the property, as follows. 

 The James Willison Grout Nelles house will remain in situ.  The interior will be converted 

to a 228m2 of commercial space, excluding the basement and attic areas.  Because the 

building remains in situ, there is space at in front of the building for enhanced 

landscaping and green space.  A new landscape plan will be provided. 

 The basement floor level remains untouched. 

 Underground parking encompasses the majority of the site. 

 The underground parking ramp has been moved west in order to provide some space 

between the heritage home and the side porch, which will be restored and reinstalled. 

 The new condominium apartment building will be a partial five storey building containing 

148 units.  It will have a similar footprint as the initial concept and will be approximately 

the same size, configuration and design as the original building..  

 There is provision for 228m2 of commercial space on the first floor with lay by parking on 

Main Street East. 

 

The Town of Grimsby has identified a portion of Main Street, including 133 Main Street East, as 

a candidate significant cultural heritage landscape (CHL) within a report titled “Grimsby’s 

Special Places: Significant cultural Heritage Landscapes in the Town of Grimsby” dated January 

2015 (the “CHL Report”)  A terms of reference for the study states that the purpose of this study 

is to document the elements of Main Street (both rural and urban) that may support 

consideration of the area as CHL or a collection of landscapes under the terms of the PPS in 

order to provide clear direction for complimenting the heritage landscape of this significant 

roadway when dealing with future development   

The property at 133 Main Street East is associated with the Nelles family, a prominent local 

family who were among the first settlers in the area; and particularly with James Willison Grout 

Nelles who constructed the house. 

 

William Nelles, came to Canada at the age of 14.  He lived first at The Forty, as Grimsby was 

then called, and later on the Grand River.  He returned to The Forty c.1800 with his wife, 

Margaret Ball and became a prominent member of the community.  His farm bordered what is 

now Nelles Road and was divided between his sons Peter Ball and John Adolphus at his death.  

The Tremaine Map of 1862 shows the location and extent of John Adophus’ farm which 

extended from the Niagara Escarpment to Lake Ontario, as was common in Grimsby in the 19th 

and early 20th century when tender fruit farming was the driving economic force in the area.  

 

The report provides input into heritage policies in local, regional and provincial planning 

documents and analyses the impacts of the proposed alterations to the site using the General 

Standards for Preservation, Rehabilitation and Restoration, in the Standards and Guidelines for 

the Conservation of Historic Places in Canada; and the Ministry of Heritage, Sport, Tourism and 

Culture Industries InfoSheet #5.  The report also considers any possible impacts on nearby 

identified heritage resources.   
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The Cultural Heritage Impact Assessment concludes that while the Town of Grimsby has 

identified protection of the Main Street corridor as a priority and has described the area’s 

cultural heritage value as an intact historic 19th and early 20th century agricultural landscape of 

the tender fruit farming industry, as a result of continued development in the 20th and 21st 

centuries there are exceptions to this on the north side of Main Street East between Nelles 

Road and the cemetery to the west and Nelles Road and Lynwood Avenue and Governor’s 

Road to the east. 

 

Additionally, while the property at 133 Main Street East is located within the Main Street East – 

Queens Lawn Area of Heritage Resources and Scenic Character, it is the eastern-most property 

in that corridor marking the point at which the street transitions from the residential/agricultural 

landscape described above to a neighbourhood commercial area which has developed to serve 

a modern residential area.   

 

This CHIA has analyzed the proposal and its impacts and has concluded the proposal is 

consistent with PPS policies 2.6.1 and 2.6.3.  The significant built heritage resource on the 

property at 133 Main Street East (The James Willison Grout Nelles House) will be conserved 

and the exterior will be restored.  The development will not impact the identified heritage 

attributes of the property and they will, in fact, be enhanced and protected from future decay 

and demolition. 

 

The relevant policies in Section 8.0 of the Town of Grimsby Official Plan relating to the 

protection and conservation of heritage resources in accordance with established guidelines, 

protection of the Main Street corridor and permitting development and site alteration in the 

vicinity of protected heritage property where the proposed development and site alteration has 

been evaluated and it has been demonstrated that the heritage attributes of the property will be 

conserved, have been discussed and analyzed in the HIA and, as with the policies in the PPS, 

the conclusion is that the property will be both enhanced and protected. 

 

Because the building defines the eastern boundary of a significant cultural heritage landscape, 

conservation recommendations are intended to reinforce its significance and to conserve and 

restore its remaining heritage attributes while allowing for commercial and residential 

development in accordance with policies in the PPS, the Region of Niagara Official Plan and the 

Town of Grimsby Official Plan.  The house will also remain in situ which will provide space in 

front of the building for an enhanced landscape plan that will assist in recreating the tradition 

setting that is characteristic of the large houses and remnants of tender fruit farming in its 19th 

and early 20th century heyday. 

 

Because the proposed condominium apartment is mainly located on the east and north side of 

the property and the house will remain in situ, the CHIA has determined that cultural heritage 

landscape that characterizes Main Street East between Queen’s Lawn Cemetery and Nelles 

Road will not be altered.   
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Although the proposed condominium apartment is larger than the heritage house and will be 

located close to Main Street, it has been designed to mitigate the impression of height.  The 

report concludes that compatibility has been achieved through the use of similar building 

materials and fenestration and will be further enhanced by a landscape plan that reintroduces 

plantings, trees and shrubs that will enhance and reinforce the cultural heritage landscape 

features of Main Street East.  A Temporary Protection Plan and Conservation Strategy will 

ensure that the restoration, renovation and redevelopment processes are monitored to ensure 

that the cultural heritage resources on the site are protected and maintained. 

 

The information, recommendations and opinions in this cultural heritage impact assessment are 

for the sole benefit of Burgess Heritage Group Inc. and the Town of Grimsby.  Any other use of 

this report by others without permission is prohibited.  Unless otherwise stated, the 

recommendations and opinions given in this assessment are intended only for the guidance of 

Burgess Heritage Group Inc. and the Town of Grimsby and other approved users. 

 

Please note that the policy review in this report is limited to information directly related to 

cultural heritage and is not a comprehensive planning review. 

 

Prepared by 

 
Leah D. Wallace, MA MCIP RPP 

Consulting Heritage Planner 
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A. Introduction 
 

This Cultural Heritage Impact Assessment (CHIA) is produced as a requirement for a proposed 

official plan and zoning by-law amendment for the properties at 133 and 137 Main Street East in 

the Town of Grimsby.  The assessment provides historical background, identifies significant 

heritage resources and cultural heritage landscapes and analyses the impact of the proposed 

development on the protected and identified heritage resources on and adjacent to the subject 

property and its impact on cultural heritage landscape features and resources on these 

properties.  A Regulation 9/06 analysis and a draft Statement of Significance are not included 

because 133 Main Street East is designated under Part IV of the Ontario Heritage Act (OHA).   

 

The original CHIA was dated May 2019.  An addendum to the original HIA was filed in August 

2019 in response to the Town’s notice of incomplete application dated July 22, 2019. The 

contents of that addendum are found in the section titled “Addendum – August 14, 2019”.  

 

This second addendum dated September 2021 includes revisions to the August 2019 HIA that 

are responsive to: 

 the peer review of the August 2019 HIA, dated February 2020;  

 the new Provincial Policy Statement that came into effect in May 2020; 

 changes to the original proposal made as a result of the peer review and the loss of the 

mature tree located at the south west corner of the subject property;  

 recent heritage status changes in surrounding properties and the development proposal 

for 141 & 147 Main Street East; 

 minor corrections and clarifications related to any of the above; and 

 the heritage permit application being filed in connection with demolition and alteration at 

133 Main Street East.  

 

Contents of this second addendum are found in the section titled “Addendum – September 

2021” and any additions to the text of the August 2019 HIA are shown in red italics for ease of 

reference. The only exception is the section respecting the Provincial Policy Statement 2020, 

which is simply substituted for the section related to the previous Provincial Policy Statement in 

the May 2019 HIA. 
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Figure 1: Subject Property 133 & 137 Main Street East, 2018, Niagara Navigator 

Subject Lands 
 

The subject property is located at the northeast corner of Nelles Road and Main Street East.    

The lot at 133 Main Street East contains a large red brick home in the Queen Anne style facing 

Main Street East known as the James Willison Grout Nelles House.  The full name distinguishes 

it from a number of other properties in Grimsby owned by members of the Nelles family and 

their descendents, most of which are of earlier styles and construction dates and none of which 

are adjacent to this property.  The house has been vacant for some time.  There is a large one-

storey outbuilding located to the rear of the house on the east side of the property close to the 

lot line.  The property at 137 Main Street East, which is also the subject of the official plan and 

zoning amendment application, is vacant.  The property at 137 Main Street East is not 

designated.  The subject property is currently accessed via a driveway from Main Street East. 

Surrounding Land Uses and Heritage Properties 
 

The surrounding land uses are a mix of residential and commercial.  To the east the area is 

predominantly devoted to commercial uses including a garden centre, a Tim Horton’s and strip 

plazas.  West of Nelles Road, the area is primarily residential with a mix of detached dwellings 

of varying styles dating from the 19th century into the late 20th century.  There is also a 

townhouse/condominium infill development to the north that was once part of the subject site. 
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There are no designated properties adjacent to the subject property. The Notices of Intention to 

Designate (NOIDs) for the properties at 141 and 147 Main Street East have been published but 

the designation of these two (2) properties has been appealed to the Conservation Review 

Board.    The closest property designated under Part IV of the Ontario Heritage Act (OHA), are 

the recently designated property at 130 Main Street East, on the southwest corner of Main 

Street East and Nelles Road (By-law No.21-34) and the Queen’s Lawn Cemetery Gates which 

are located on the north side of Main Street East, west of Stathearn Avenue and east of Maple 

Avenue.  (APPENDIX III) 

 

While they are not designated under Part IV of the OHA, the properties at 119, 122, 126, 129, 

141 and 147 Main Street East and 18 Nelles Road North are included on the Town’s List of 

Properties Believed to be of Cultural or Heritage Value or Interest and are subject to limited 

demolition control.  The Town of Grimsby may consider designating these properties at a later 

date and, in fact, Council has moved to designate 141 and 147 Main Street East.  In any case, 

they are considered to be important contributors to the streetscape and to have a level of 

cultural heritage value or interest. The property at 137 Main Street East is not listed.  

 

 
Figure 2: Designated and Listed Properties: Designated (Blue Dot); Listed (Green Dot), Niagara Navigator) 

Designation of 141 and 147 is Not Yet in Effect 
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B. Proposal 
 

The original proposal was to develop a 148-unit condominium apartment building of varying 

heights stepping up and back from three (3) storeys on Main Street East and Nelles Road to 

four (4) storeys along Main Street and the north side of the property and five (5) storeys along 

the east side of the property with limited commercial space provided on the ground floor fronting 

on Main Street East.  The existing heritage home was intended to be converted to office space 

and moved forward on the site to within 2.06m (6.76 ft) of the Main Street East property line.  

The apartment was set back 16.75m (54.95 ft.) from the house and wrapped around the 

property on the north, east and south sides.  (APPENDIX I) 

 

Since that time the plan has been revised in response to the peer review as well as the loss of 

the large mature tree located at the south west corner of the property, as follows. 

 The James Willison Grout Nelles house will remain in situ.  The interior will be converted 

to a 228m2 of commercial space, excluding the basement and attic areas.  Because the 

building remains in situ, there is space at in front of the building for enhanced 

landscaping and green space.  A new landscape plan will be provided. 

 The basement floor level remains untouched. 

 Underground parking encompasses the majority of the site. 

 The underground parking ramp has been moved west in order to provide some space 

between the heritage home and the side porch, which will be restored and reinstalled. 

 The new condominium apartment building will be a partial five storey building containing 

148 units.  It will have a similar footprint as the initial concept and will be approximately 

the same size, configuration and design as the original building..  

 There is provision for 228m2 of commercial space on the first floor with lay by parking on 

Main Street East. 

 The underground parking area will accommodate 160 parking spaces as well as 

electrical and mechanical rooms.  There will be 27 surface visitor parking spaces and 

two tandem spaces dedicated to the commercial space. (APPENDIX I) 

 

A revised landscape plan is attached as part of APPENDIX VIII.  An enhanced landscape plan 

that will be provided that allows for appropriate landscaping in the front  
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Figure 3: Original Conceptual Site Plan (APPENDIX I) 

 

Figure 4: Revised Site Plan, House In Situ, August 2021 (APPENDIX I) 
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Figure 5: Original Conceptual Elevations, February 2021 (APPENDIX I) 

 

Figure 6: Revised Elevation with Entrance Feature Reduced to Three Storeys, August 2021 
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C. Existing Heritage Policy Context 

The Planning Act 
 

Part 1 of the Planning Act includes a list of matters of provincial interest.  Section 2(d) states 

that the Minister, the council of a municipality and the Ontario Municipal Board, in carrying out 

their responsibilities shall have regard to: 

 The conservation of features of significant architectural, cultural, historical, 

archaeological or scientific interest. 

 

In 2015, an additional clause, Section 2(r), was added.  This clause provides for the promotion 

of built form that is well-designed, encourages a sense of place, and provides for public spaces 

that are of high quality, safe, accessible, attractive and vibrant. 

Provincial Policy Statement (PPS) 2020 
 

A new Provincial Policy Statement came into force on May 1, 2020.  The following policies 

cultural heritage policies are relevant and in effect. 

 

Section 2.6 of the PPS, Cultural Heritage and Archaeology, contains the following policies for 

both built heritage resources and cultural heritage landscapes. 

 

 Policy 2.6.1: Significant built heritage resources and significant cultural heritage 

landscapes shall be conserved. 

 Policy 2.6.2: Development and site alteration shall not be permitted on lands containing 

archaeological resources or areas of archaeological potential unless significant 

archaeological resources have been conserved. 

 Policy 2.6.3: Planning authorities shall not permit development and site alteration on 

adjacent lands to protected heritage property except where the proposed development 

and site alteration is evaluated and it has been demonstrated that the heritage attributes 

of the protected heritage property will be conserved. 

The PPS provides the following definitions which assist in understanding and applying these 

cultural heritage and archaeology policies. 

 Significant means in regard to cultural heritage and archaeology, resources that have 

been determined to have cultural heritage value or interest.  Processes and criteria for 

determining cultural heritage value or interest are established by the Province under the 

authority of the OHA.  

 Built heritage resource means a building, structure, monument, installation or any 

manufactured or constructed part or remnant that contributes to a property’s cultural 

heritage value or interest as identified by a community, including an Indigenous 

community.  Built heritage resources are located on the property that may be designated 
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under Parts IV or V of the Ontario Heritage Act (OHA), or that may be included on local, 

provincial, federal and/or international registers. 

 Cultural heritage landscape means a defined geographical area that may have been 

modified by human activity and is identified as having cultural heritage value or interest 

by a community, including an indigenous community.  The area may include features 

such as buildings, structures, spaces, views, archaeological sites or natural elements 

that are valued for their interrelationship, meaning or association.  Cultural heritage 

landscapes may be properties that have been determined to have cultural heritage value 

or interest under the OHA or have been included on federal and/or international 

registers, and protected through official plan, zoning by-law, or other land use planning 

mechanisms. 

 Protected heritage property means a property designated under Parts IV, V or VI of 

the Ontario Heritage Act; property subject to a heritage conservation easement under 

Parts II or IV of the OHA; property identified by the Province and prescribed public 

bodies as provincial heritage property under the Standards and Guidelines for the 

Conservation of Provincial Heritage Properties; property protected under federal 

legislation, and UNESCO World Heritage Sites. 

 Adjacent lands mean those lands contiguous to a protected heritage property or as 

otherwise defined in the municipal official plan. 

 Conserved means the identification, protection, management and use of built heritage 

resources, cultural heritage landscapes and archaeological resources in a manner that 

ensures their cultural heritage value or interest is retained.  This may be achieved by the 

implementation of recommendations set out in a conservation plan archaeological 

assessment, and/or heritage impact assessment that has been approved, accepted or 

adopted by the relevant planning authority and/or decision-maker.  Mitigative measures 

and/or alternative development approaches can be included in these plans and 

assessments. 

 Development means creation of a new lot, a change in land use, or the construction of 

buildings and structures requiring approval under the Planning Act. 

 Site alteration means activities such as grading, excavations and placement of fill that 

would change the landform and natural vegetative characteristics of a site. 

 Heritage attributes means the principal features or elements that contribute to a 

protected heritage property’s cultural heritage value or interest and may include the 

property’s built, constructed, or manufactured elements as well as natural landforms, 

vegetation, water features and visual setting (e.g. significant views or vistas to or from a 

protected heritage property). 

The subject property at 133 Main Street East is designated under Part IV of the Ontario 

Heritage Act (APPENDIX III).   However,137 Main Street East is neither designated nor listed.   

 

The properties at 119, 122, 126, 129, 141 and 147 Main Street East are on the List of Properties 

Believed to be of Cultural or Heritage Value or Interest and are considered to be of significant 

cultural heritage value both for the individual built heritage resources on these sites and their 
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cultural heritage landscape value. Of these properties, the subject property at 137 is only 

adjacent to 141-147 Main Street East.  

 

The Town of Grimsby has identified a portion of Main Street, including 133 Main Street East, as 

a candidate significant cultural heritage landscape (CHL) within a report titled “Grimsby’s 

Special Places: Significant cultural Heritage Landscapes in the Town of Grimsby” dated January 

2015 (the “CHL Report”)  A terms of reference for the study states that the purpose of this study 

is to document the elements of Main Street (both rural and urban) that may support 

consideration of the area as CHL or a collection of landscapes under the terms of the PPS in 

order to provide clear direction for complimenting the heritage landscape of this significant 

roadway when dealing with future development  The CHL Report indicates that: 

“The implications of the recommendations in this report to property owners are minimal. 

It is intended to provide a base level identification and recommendations related to 

cultural heritage landscapes in Grimsby. In the future Cultural Heritage Landscapes 

could be considered for inclusion on the Municipal heritage Register Designation under 

the Ontario Heritage Act as well as designation as cultural heritage landscapes in the 

Official Plan (as per Municipal and Regional Official Plan policy), as well as the use of 

design guidelines. As these future processes could impose additional restriction on land 

use, not contemplated in this step, these would be subject to extensive public 

consultation and review as required by the planning act and heritage act” (p. 15)1 

 

The report also includes six (6) principles to be considered for new construction within an 

identified cultural heritage landscape.  These are: 

a. Encouraging maintenance of the special character of the area; 

b. Encouraging the conservation of built, natural and cultural heritage resources; 

c. Encouraging the conservation of significant natural resources; 

d. Encouraging the preservation of significant trees: 

e. Interpretation of the history and character of the cultural heritage landscape through 

plaques, markers, etc.; and 

f. Consideration that any proposed changes or infill development will be designed to 

support the character of the cultural heritage landscapes. 

These principles have been considered throughout this document and, in particular, in the 

analysis of heritage impacts.  Additionally, tree conservation and design of the proposed infill 

development has been considered in the arborist’s reports and in the design of the proposed 

condominium building. 

 

A Statement of Significance (#6.4a) (APPENDIX II) has been written for the area between 

Robinson Street South and just east of Nelles Road North known as the Main Street East – 

Queens Lawn Area of Heritage Resources and Scenic Character including the Queen’s Lawn 

Cemetery gates and Centennial Park with its views to the Niagara Escarpment.  The portion of 

the subject property at 133 Main Street East lies within this candidate CHL area, however 137 

Main Street is not part of the candidate CHL. 

                                                
1
 Town of Grimsby, Grimsby’s Special Places: Significant Cultural Heritage Landscapes in the Town of 

Grimsby, January 2015, p.15 
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The description of the key Heritage Attributes of the Main Street East District that reflect its 

value as an important link to the history of Grimsby include: 

 19th and early 20th Century Residential Architecture 

 Mature Trees 

 Fruit Barns 

 Queen’s Lawn Cemetery Gates 

 Centennial Park (1967) view to the escarpment 

 Backdrop view towards the Niagara Escarpment 

In October 2020, a motion was made to the Grimsby Heritage Advisory Committee which 

recommended a heritage conservation district (HCD) study for Main Street East between 

Robinson Street and the eastern municipal boundary, which included the Main Street East – 

Queen’s Lawn area identified in the CHL Report.   Ultimately the HCD did not move forward.  

However, Council approved a motion to proceed with an RFP for retention of a consulting firm to 

prepare a comprehensive strategy for Main Street East generally and that an HCD only be 

considered if it is paired with a more comprehensive land use planning strategy for the area. 

Because of the proximity of significant cultural heritage resources and cultural heritage 

landscapes and because the subject property is designated under Part IV of the OHA, a 

heritage impact assessment is required in accordance with the policies in the PPS.  This 

requirement is affirmed in the Regional and local Official Plan policies. 

Growth Plan for the Greater Golden Horseshoe 
 

A new Growth Plan for the Greater Golden Horseshoe came into effect in May 2019.  It contains 

a number of guiding principles including the conservation and promotion of cultural heritage 

resources to support the social, economic, and cultural well-being of all communities, including 

First Nations and Métis communities. 

 

The Growth Plan contains important cultural heritage resources that contribute to a sense of 

identity, support a vibrant tourism industry, and attract investment based on cultural amenities. 

The Growth Plan acknowledges that accommodating growth can put pressure on these 

resources through development and site alteration and recognizes that it is necessary to plan in 

a way that protects and maximizes the benefits of these resources in order to make 

communities unique and attractive places to live. 

 

Policy 4.2.7 states that: 

1. Cultural heritage resources will be conserved in order to foster a sense of place and 

benefit communities, particularly in strategic growth areas. 

2. Municipalities will work with stakeholders, as well as First Nations and Métis 

communities, in developing and implementing official plan policies and strategies for 

the identification, wise use and management of cultural heritage resources. 

 

Definitions of “conserved” and “cultural heritage resources” are: 
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Conserved 
The identification, protection, management and use of built heritage resources, cultural heritage 
landscapes and archaeological resources in a manner that ensures their cultural heritage value 
or interest is retained under the Ontario Heritage Act. This may be achieved by the 
implementation of recommendations set out in a conservation plan, archaeological assessment, 
and/or heritage impact assessment. Mitigative measures and/or alternative development 
approaches can be included in these plans and assessments.  
 
Cultural heritage resources 
Built heritage resources, cultural heritage landscapes and archaeological resources that have 
been determined to have cultural heritage value or interest for the important contribution they 
make to our understanding of the history of a place, an event, or a people. While some cultural 
heritage resources may already be identified and inventoried by official sources, the significance 
of others can only be determined after evaluation. 

 
The heritage impacts of the proposed development will be assessed in accordance with Growth 

Plan policy 4.2.7(1), which is similar to policy 2.6.1 of the PPS. . 

Ontario Heritage Act (OHA) 
 

The OHA provides  for the protection of built heritage resources, heritage conservation districts 

and archaeological resources through the process of identifying, listing, and designating those 

resources. 

 

Part IV of the Act deals with: 

 Listing properties on the Register 

 Designation of individual properties; 

 Alterations that are likely to affect the heritage attributes of those properties as specified 

in designation by-laws; 

 Demolition of a building or structure that is located on a designated property. 

  

Section 27(1.2) of the OHA permits Council to include property on the Register that is not 

designated under Part IV; but that the municipality believes to be of cultural heritage value or 

interest. 

Part V of the Act deals with: 

 Designation of heritage conservation districts;  

 Preparation of heritage conservation district plans and their contents; 

 Alterations to any part of the property with the exception of the interior of buildings or 

structures; and 

 Requests to demolish buildings or structures on those properties. 

Part VI of the Act deals with: 

 Archaeological sites including activities of work on those sites; and 
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Licensing of archaeologists.Regulation 9/06 under the OHA provides criteria for determining 

cultural heritage value or interest. 

 

July 1, 2021 the new OHA came into force.  Changes to the Act include: 

 New requirements for listing non-designated properties on the municipal register 

 Changes to the designation process:90-day timeline to issue NOID  

 New process for objection to council 

 120-day timeline to pass designation by-law 

 Mandatory standards for designation by-laws 

 Process for amending a designation by-law 

 Limitation on reapplication for repeal of a by-law  

 Changes to the alteration and demolition process: Demolition/removal of heritage 
attributes 

 Minimum requirements for complete applications 

 60 days to confirm completeness 

 Revised steps following consent to a demolition or removal of a building, structure or 
heritage attribute 

 Changes to appeals processes 

 Records required for Tribunal 

 Digital submissions 

 Electronic service delivery 

 Transition 
 
Any heritage permit application submitted after July 1, 2021 is subject to the new requirements 
and timeline for complete applications and changes to the appeals processes should there be 
an objection to or refusal of a heritage permit. 
 
A new regulation (Regulation 385/21) clarifies required processes and timelines under the OHA 
and provides guidance relating to information required for complete applications, contents of  
notices, timing of decisions and appeals.  

Standards and Guidelines for Conservation of Historic 

Places in Canada 
 

The Standards and Guidelines for the Conservation of Historic Places in Canada were first 

published in 2003 and updated in 2010.  These standards and guidelines, while they have no 

legislative authority, are a tool to help users decide how best to conserve historic places, their 

heritage value and character defining elements.  They are used in partnership with statements 

of the significance of heritage resources, such as designation by-laws.  Anyone carrying out an 

intervention that may impact the heritage values and character defining elements of a heritage 

resource must be mindful of the impacts on that resource. 

 

The Standards and Guidelines indicate that it is important to know where the heritage value of 

the historic place lies, along with its condition, evolution over time, and past and current 

importance to its community. 
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Planning should consider all factors affecting the future of a historic place, including the needs 

of the owners and users, community interests, the potential for environmental impacts, available 

resources and external constraints. The most effective planning and design approach is an 

integrated one that combines heritage conservation with other planning and project goals, and 

engages all partners and stakeholders early in the process and throughout. For historic places, 

the conservation planning process also needs to be flexible to allow for discoveries and for an 

increased understanding along the way, such as information gained from archaeological 

investigations or impact assessments. 

Any action or process that results in a physical change to the character-defining elements of a 

historic place must respect and protect its heritage value.  A historic place’s heritage value and 

character-defining elements can be identified through formal recognition, such as designation 

under the OHA and by nomination to the Canadian Register of Historic Places.  In assessing a 

proposed alteration to a designated property or any property of cultural heritage value and 

interest, the 14 Standards for the Conservation of Historic Places in Canada will be addressed.  

The heritage value and character-defining elements of the property at 133 Main Street East 

must be conserved when the condominium apartment is developed.  Any physical attributes of 

the property at 133 Main Street East will also be analyzed and assessed for its cultural heritage 

value and interest and the potential impact of proposed development on these attributes. 

Niagara Regional Official Plan 
 

The Niagara Regional Official Plan, Section 10C, contains objectives and policies for the 

protection of built heritage resources and cultural heritage landscapes and requires a heritage 

impact assessment where development, site alteration and/or public works projects are 

proposed on, or adjacent to, a significant built heritage resource or cultural heritage landscape. 

Objectives include: 

 Supporting the identification and conservation of significant built heritage resources and 

significant cultural heritage landscapes; 

 Recognizing the aesthetic, cultural and economic value of open space and parks; 

 Recognizing the importance of quality design; and 

 Conserving significant built heritage resources and cultural heritage landscapes within 

the unique community context of every site. 

 

Policy 10.C.2.1.6 encourages local municipalities to establish cultural heritage landscape 

policies in their Official Plans and identify significant cultural heritage landscapes for designation 

in order to conserve groupings of features with heritage attributes that together form a 

significant type of heritage form, distinctive from that of its constituent elements or parts. 

 

Town of Grimsby Official Plan 
 

The property at 133 Main Street East and the vacant lot to the east are designated 

Neighbourhood Commercial in the Grimsby Official Plan.  The intent of the Town is to protect 
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and enhance the existing character of Grimsby’s neighbourhoods while, at the same time, 

permitting some forms of new development and/or redevelopment that is compatible with 

existing development and can improve the quality of life for residents of Grimsby. 

1. Neighbourhood Commercial 
 

Neighbourhood Commercial Areas are intended to serve the day-to-day convenience shopping 

needs of the surrounding residents as well as the weekly needs for groceries, personal care 

products, and services.  They are to be situated on sites of 3 to 6 hectares in size and should be 

integrated into the street network of the neighbourhood.  They should be located in highly visible 

and accessible locations to the residents of the local neighbourhoods. 

 

The following uses are permitted in the Neighbourhood Commercial Area designation. 

 grocery stores; 

 retail stores servicing the local neighbourhood; 

 studios; 

 personal services; 

 pharmacies; 

 banks; 

 restaurants; 

 coffee shops; 

 institutions; 

 recreation; 

 medical clinics; 

 offices; and 

 places of worship. 

 

The proposed development at 133 and 137 Main Street East is predominantly residential in 

character with limited neighbourhood commercial and proposed office uses in the existing 

heritage home and the ground floor of the condominium apartment.  An official plan amendment 

will be required to address the issue of residential development on the site. 

2. Urban Design Policies 
 

Along Main Street outside of the Downtown District, the following streetscape design 

requirements apply.  

 Preserving mature vegetation, remnants of agricultural activity and other natural features 

within the site and along the street edge and at the Escarpment; 

 Incorporating areas for pedestrian paths to connect to the existing, informal walking 

paths and footbridges; and, 

 Requiring larger building setbacks to maintain the existing streetscape character. 
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3. Heritage Conservation 
 

Section 8.0 of the Town of Grimsby Official Plan is devoted to objectives and policies for the 

conservation of cultural heritage resources in the Town.  The goal is to protect cultural heritage 

resources which are important to the identity and character of the Town. 

 

Relevant Objectives include: 

 To protect and preserve heritage resources having architectural and historical merit 

within the context of the Town including original architectural detail; and 

 To develop and encourage creative, appropriate and economic uses of heritage 

resources throughout the Town while having special regard to heritage resources in the 

Downtown District including the retention of unique streetscapes. 

 

General heritage policies encourage the preservation of buildings and sites having historical 

and/or architectural value or interest and significant cultural heritage landscapes and include: 

 Protecting and conserving heritage resources in accordance with the Standards and 

Guidelines for the Conservation of Historic Places in Canada, the Appleton Charter for 

the Protection and Enhancement of the Built Environment and other recognized heritage 

protocols and standards.  Protection, maintenance and stabilization of existing cultural 

heritage attributes and feature over removal or replacement will be adopted as the core 

principles for all conservation projects. 

 Establishing a register of built heritage resource and heritage conservation districts that 

are of cultural heritage value or interest, after consulting with the heritage committee. 

 Including built heritage resources that have not been designated but that the Town 

believes to be of cultural heritage value or interest in the register. 

 Identifying the register of built heritage resources based on certain criteria and also 

identifying significant cultural heritage landscapes. 

 Identifying a heritage site where some or all of the following characteristics have been 

identified. 

 Association with an historic event or person; 

 A building or structure with distinguishing architectural characteristics; 

 A building with substantial remaining original materials and workmanship; 

 A natural feature or landmark; 

 Potential for illustrating a heritage value that would be possible for visitors to gain 

from the building an appreciation for architecture or history of the site; and 

 Extent of original material and workmanship remaining. 

 Undertaking heritage plans and programs in accordance with a system of priorities 

including: 

 Protection of the Main Street corridor. 

 Permitting development and site alteration in the vicinity of protected heritage property 

where the proposed development and site alteration has been evaluated and it has been 

demonstrated that the heritage attributes of the property will be conserved. 
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 Recognizing that there may be archaeological remnants of prehistoric habitation within 

the Town and important archaeological evidence of historic activities and requiring an 

archaeological assessment for development lands containing archaeological resources 

or areas of archaeological potential and, if necessary, preservation or rescue excavation 

of the archaeological resources. 

Town of Grimsby Zoning By-law No. 4316-09 
 

The property at 133 Main Street East is zoned Neighbourhood Commercial (NC).  Uses 

permitted are associated with the day-to-day shopping and service needs of the local residential 

neighbourhood including the following permitted uses. 

 Bakery shop; 

 Bank; 

 Commercial fitness centre; 

 Commercial school; 

 Community recreational centre: 

 Convenience store; 

 Clinic; 

 Club; 

 Daycare facility; 

 Dry cleaning distribution station; 

 Dwelling unit; 

 Farm market; 

 Furniture store; 

 Garden Centre 

 Gas station; 

 Laundromat; 

 Liquor/beer store; 

 Office; 

 Personal service shop; 

 Place of entertainment; 

 Post office; 

 Public parking facilities; 

 Restaurant; 

 Retail store; 

 Service shop; 

 Studios; 

 Supermarket; and 

 Veterinary clinic 

 

In addition, an accessory residential use is permitted at 133 and 137 Main Street East in other 

than the ground floor.  However, residences in the form of condominium apartments will be the 
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predominant use on the site with limited office and retail uses.  A zoning by-law amendment will 

be required to permit additional residential development. 
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D. Heritage Impact Analysis 

Description of Proposed Development and Site 

Alteration (APPENDIX I) 
 

The proposal is to develop a 148-unit condominium apartment building that will wrap around the 

south, east and north sides of the properties at 133 and 137 Main Street East.  The fourth storey 

is set back behind a three (3) storey façade which fronts on Main Street East and Nelles Road.  

The first floor of this section of the building is intended to contain commercial units. (APPENDIX 

I)  The five (5) storey portion of the structure is confined to eastern area of the property and is 

set back behind the four (4) storey portions of the building. 

 

The existing heritage home, known as the James Willison Grout Nelles House, will be converted 

to office space; but will remain in situ providing for amenity space in the front yard.  Twenty-

seven surface parking spaces and two (2) tandem spaces for commercial use will be 

accommodated on an internal lot with access from Nelles Road.  

 

As noted earlier, the original proposal has been amended in response to the peer review and as 

a result of the loss of the mature tree located at the south west corner of the property. 

 

Details of the revised proposal are as follows: 

 The James Willison Grout Nelles house will remain in situ.  The interior will be converted 

to a 228m2 of commercial space, excluding the basement and attic areas.  Because the 

building remains in situ, there is space at in front of the building for enhanced 

landscaping and green space.  A new landscape plan will be provided. 

 The basement floor level remains untouched. 

 Underground parking encompasses the majority of the site. 

 The underground parking ramp has been moved west in order to provide some space 

between the heritage home and the side porch, which will be restored and reinstalled. 

 The new condominium apartment building will be a partial five storey building containing 

148 units.  It will have a similar footprint as the initial concept and will be approximately 

the same size, configuration and design as the original building..  

 There is provision for 228m2 of commercial space on the first floor with lay by parking on 

Main Street East. (APPENDIX I) 

 

The revised preliminary site plan, dated June 9, 2021, illustrates the proposed design of the 

condominium apartment and shows the existing heritage home in its current position on the 

subject properties.  Preliminary elevation drawings and an elevation of both the house and the 

condominium viewed from across Main Street are provided to illustrate the design of the 

proposed apartment structure and its relationship to the existing Nelles house. (APPENDIX I) 
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Historical Research and Site Analysis 

1. Early History of Grimsby 
 

The earliest settlers in the Niagara area were the Mound Builders who settled in the Niagara 

region around 100 AD.  By 1400, Neutrals occupied the area.  It is from their word, Onighiara, 

describing the waters flowing between Lakes Erie and Ontario, that Niagara is derived.  The 

Iroquois defeated the Neutrals in the mid 1600’s and decimated both their numbers and their 

culture.   

 

In 1976 a Neutral burial ground, one of the few sites that had not been plundered, was 

discovered in Grimsby.  Archaeologists from the Royal Ontario Museum uncovered 300 human 

remains and hundreds of artifacts.  When the archaeological assessment was complete the 

remains were re-interred in Centennial Park and are now commemorated by a provincial 

plaque. 

2. First Settlement 
 

The earliest European settlers on the Forty Mile Creek were United Empire Loyalists who came 

to the area between 1783 and 1792.  They arrived from Fort Niagara, where they were housed 

after the American Revolution.  The first Loyalist settler was Henry Nelles.  He arrived in 1780 

and was followed by John Green, Nathaniel Petit and others. 

 

At that time there was no effective local government and Crown grants were not available.  

Loyalists simply settled on the land without really owning it.  In 1792, Lieutenant-Governor John 

Graves Simcoe arrived in Niagara.  He established the government of Upper Canada, held the 

first parliament in Newark, now Niagara-on-the-Lake, and reorganized the territory for more 

efficient government by dividing the former administrative districts into counties and then into 

townships .  It was Simcoe who had the authority to give title in right of the Crown to the land on 

which the Loyalists settled.  Grimsby then became to be known as The Forty for its location at 

the mouth of Forty Mile Creek. 
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Figure 7: Niagara West 1819, Brock University Map Library 

 

3. War of 1812-1814 and Aftermath 
 

There were a number of impacts on The Forty during the War of 1812 – 1814.  Though no major 

battles were fought in the immediate area, the Lincoln Militia was mobilized under the command 

of General Vincent.  Vincent and his troops were driven westward during the Battles of 

Queenston Heights and Fort George.  He retreated through The Forty to Stoney Creek, staying 

in the area for two (2) days.  The American forces followed close behind.  In both cases the 

troops occupied The Forty, taking food and supplies from the local inhabitants disrupting their 

lives, destroying property and creating hardships for them. 

 

The ensuing Battle of Stoney Creek resulted in victory for Canadian and British troops.  The 

Americans retreated back to the border, camping at the mouth of Forty Mile Creek on June 7, 

1813.  They were joined by a sizable number of reinforcements from Fort George swelling their 

numbers to 3,700 men who prepared to march back to Stoney Creek.  However, Sir James Yeo, 

commander of the British fleet on Lake Ontario, bombarded the troops on the beach from two 

(2) small schooners.  The American troops, faced with this opposition, retreated to the Niagara 
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River and sent their supplies by bateaux.  These supply boats were captured by Yeo while the 

local militia pursued the fleeing army. 

4. Evolution of Government3 
 

The village of Grimsby was the site of the first municipal meeting in Upper Canada in April 1790, 

instituting the beginning of local self-government.  Until 1876 the village of Grimsby was part of 

the Township of Grimsby, which included Smithville.  In that year the village was incorporated 

with its own council and reeve.  In 1883, the township was divided into North Grimsby and 

South Grimsby with Mud Street as the dividing line.  North Grimsby, which had its own reeve 

and council, surrounded the village on three (3) sides.  In 1922, the village of Grimsby was 

incorporated as a town with a mayor and council.  In 1970, with the establishment of regional 

government, the town and township were amalgamated to become the new Town of Grimsby. 

5.  Later Settlement4 
 

By 1794 there were over 100 residents at The Forty.  A log church performed double duty as a 

school during the week.  After the War of 1812 – 1814 many of the newcomers to the area 

came from Europe.  Some of these settlers were immigrants escaping the Irish potato famine of 

the 1840’s or those who came to work on construction of the Welland Canal.  While residents 

concentrated on rebuilding after the ravages of the War of 1812 – 1814, they also turned to 

farming tender fruit such as peaches, pears and cherries, which grew well in the special micro-

climate of Niagara.  Industries related to fruit farming were established including basket factories 

and the first fruit canning factory in Canada.  Location at the mouth of the Forty Mile Creek also 

meant that fishing was a significant industry. 

6. The Railway 5 
 

 
 

                                                
3
 Dorothy Turcotte, Grimsby’s Past, Ampersand Printing, 1995, p.85 

4
 Linda Coutts, Once Upon a Little Town: Grimsby 1876-1976 

5
 Grown in the Garden of Canada: The History of the Fruit Industry in Grimsby, Grimsby Museum, 

Grimsby Ontario, Virtual Museum.ca 

Figure 8: Main Street Electric Railway Line 
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In 1845 the Great Western Railway added St. Catharines, Beamsville and Grimsby to its 

schedule.  In the early 1880’s all of the fruit shipped from the area was loaded onto regular 

passenger trains in the morning and evening.  In 1881, the American Express Company added 

a fruit freight car to the regular trains.  Also in 1881, the invention of the blower car by Senator 

E.D. Smith, which functioned as a refrigerator, allowed fruit to be shipped over longer distances 

for longer periods of time, resulting in decreased spoilage and increased profits for local 

farmers, heralding a period of prosperity for the farming community and related industry and 

commerce. 

 

In 1882, the Great West Railway was acquired by the Grand Trunk Railway and later, by 

Canadian National Railways.  In the 1890’s there was a train dedicated specifically to fruit and a 

second train was added to accommodate fruit growers.  A second larger train station was built 

around 1900 to accommodate increased shipping.  It included a warehouse and office for fruit 

shippers.  In 1914 a spur line was added to service the cold storage facility on Livingston 

Avenue. 

 

The Hamilton, Grimsby and Beamsville Electric Railway was another boost to the local 

economy.  It began operations in 1894, reached Beamsville in 1896, and ran through the heart 

of Grimsby along Main Street.  It was used by both passengers and freight making frequent 

stops for farmers to load fruit and to board passengers and also had spur lines connected to 

local canning factories.  It ceased operation in 1931 with the growing shift in transportation of 

fruit from trains to trucks. 

7. 133 Main Street East 
 

The property at 133 Main Street East is associated with the Nelles family, a prominent local 

family who were among the first settlers in the area; and particularly with James Willison Grout 

Nelles who constructed the house. 

 

The Nelles family was of French origin.  As Protestants who suffered from religious persecution 

they left France in 1618 and settled in Germany.  In the early 18th century three Nelles brothers, 

William, Christian and Johannes, came to North America.  After a brief stay in eastern New York 

State Johannes settled in Pennsylvania while William and Christian made their home in the 

Mohawk Valley of New York.  William had five (5) sons one of whom, Henry, sided with the King 

and was an officer in the British army during the American Revolution.  Concerned for his 

family’s welfare, he sent them to Upper Canada for safety. 

 

Henry petitioned General Haldimand for losses incurred during the war in including 700 acres of 

farmland, livestock and farm equipment in the Mohawk Valley of New York.  He received five (5) 

lots in Grimsby Township and along with his sons, Robert and Warner, was deeded land on the 

Grand River near York.  Though he and his sons lived in both places, he finally settled on the 

Grand. 
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William Nelles, another of Henry’s sons, came to Canada at the age of 14.  He lived first at The 

Forty, as Grimsby was then called, and later on the Grand River.  He returned to The Forty 

c.1800 with his wife, Margaret Ball and became a prominent member of the community.  He was 

a warden of St. Andrew’s Church, a member of the township council, and lieutenant-colonel in 

the 4th Lincoln Regiment.  He also gave land for the first high school and town hall.  His farm 

bordered what is now Nelles Road and was divided between his sons Peter Ball and John 

Adolphus at his death.  The Tremaine Map of 1862 shows the location and extent of John 

Adophus’ farm which extended from the Niagara Escarpment to Lake Ontario, as was common 

in Grimsby in the 19th and early 20th century when tender fruit farming was the driving economic 

force in the area.  

 
Figure 9: Tremaine Map, 1862: Brock University Map Library 

James Willison Grout Nelles was born on September 17, 1835.  He was the son of John 

Adolphus Nelles and Catharine Morilla Petit.  He married Catharine Isabella Nelles on 

December 3, 1867 in Grimsby and died in November 1919.  His farm, as seen in the Historical 

Atlas of Lincoln County of 1876 was located north of Main Street and extended north to Lake 

Ontario surrounded by the farms of other Nelles family members.  The atlas also illustrates what 

appears to be the existing heritage house at the corner of Nelles Road and Main Street East 

which may be the imposing Queen Anne house he constructed around the time of his marriage 

to Catherine.  The house later became the home of his son, Willison Boise Nelles and his wife, 

Henrietta.  At one time the farm, which was planted with tender fruit trees, stretched east to 

Baker Road and north to the railway tracks giving access to the trains that shipped fruit from 

Grimsby’s farms to population centres such as Toronto.6  

 

                                                
6
 Dorothy Turcotte, Grimsby’s Past, Ampersand Printing, 1995, p.51-56 

Brocku/niagaragreenbelt.com 
Dr.library.brocku.ca 
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Figure 10: Page Atlas, Lincoln County, 1876, Brock University Map Library 

 

There are a number of significant Nelles houses still extant.  Those that are designated under 

Part IV of the OHA include Lake Lawn at 376 Nelles Road, constructed c.1846, which was the 

home of James Willison Grout Nelles’ father, John Adolphus Nelles; Nelles Manor at 126 Main 

Street West, constructed c.1798 by Colonel Robert Nelles, an imposing Georgian stone manor 

house which is now a museum; and the Nelles Fitch House at 125 Main Street West, which was 

Robert Nelles’ original log home, constructed in 1798.  Robert Nelles and his son Henry also 

owned a Grist Mill on 40 Mile Creek.  The Nelles Mill Stone plawue sits near the site of the mill 

on Gibson Street. 

 

There is one additional Nelles House at 18 Nelles Road North built by William Boise Nelles in 

1905.  This house is not designated; but is listed on the Town of Grimsby’s List of Properties 

Council Believes to be of Cultural or Heritage Value or Interest Under Section 27 of the Ontario 

Heritage Act. 
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Figure 11: Lake Lawn, 376 Nelles Road, Photograph by Barbara Raue, Grimsby Ontario, Book 2 

 
Figure 12: Nelles-Fitch House, 125 Main Street West, Photograph from heirloomhomeguide.ca/war-1812-survivors 

 
Figure 13: Nelles Manor, 126 Main Street West, Photograph from canada247.info 
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Figure 14: William Boise Nelles House, 18 Nelles Road North, Photograph by Barbara Raue, Grimsby Ontario Book 2 

 

The subject site consists of two (2) properties located at the northeast corner of Main Street 

East and Nelles Road and fronting on Main Street East.  The larger corner property at 133 Main 

Street East is designated under Part IV of the OHA and contains two structures, the red brick 

Queen Anne James Willison Grout Nelles House constructed in the 1860’s, and a former brick 

coach house.  The mature European Beech located in the southwest corner of the lot, which 

was identified as a heritage attribute in the designation by-law was removed in the spring of 

2021 after a large branch of the tree fell across Nelles Road. The owner’s arborist and an 

arborist engaged by the Town of Grimsby confirmed that the remaining portion of the tree was 

unstable and the remnant portion was removed.   

 

The house dominates the corner of the lot.  Much of the landscaped setting described in the 

designation by-law has disappeared over the years as a result of the townhouse development at 

the rear of the property and the general neglect of the site.  The property to the east at 137 Main 

Street East is vacant. 
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Figure 15: 133 Main Street East at Nelles Road and Main Street East Looking Northeast 

 

 
Figure 16: 133 and 137 Main Street East Looking Northwest 
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Figure 17: View of Townhouses North of 133 Main Street East from Intersection of Nelles Road and Main Street East 

 
Figure 18: View of Townhouse and 133 Main Street East Looking North 
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a. Cultural Heritage Landscape Evolution 

 

 
Figure 19: Aerial Photograph, 1934, Brock University Map Library – Enlarged and Enhanced 

 
Figure 20: Aerial Photograph, 1954, Brock University Map Library – Enlarged and Enhanced 
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Figure 21: Aerial Photograph, 1965, Brock University Map Library – Enlarged and Enhanced 

 

A portion of Main Street East from approximately Robinson Street South to Nelles Road South 

has been identified as the Main Street East – Queens Lawn Area of Heritage Resources and 

Scenic Character (a candidate cultural heritage landscape).  The Statement of Culture Heritage 

Value or Interest describes this area as an intact historic 19th and early 20th century agricultural 

landscape of tender fruit farming industry.  Situated midway between the Escarpment and Lake 

Ontario, farms stretch north and south.  The shape of the farms is generally long and narrow as 

a result of landscape features and the original survey pattern.  The quality and scale of the 

architecture on this stretch of Main Street is testament to the prosperity of the tender fruit 

farming industry and the fertility of the land.  The construction date of most of the houses is in 

the late 1800’s and early 1900’s an indication of the prosperity that came with the arrival of the 

Hamilton Grimsby and Beamsville Electric Railway.7  

 

The subject property is inside the Main Street East – Queens Lawn Area of Heritage Resources 

and Scenic Character and marks the eastern-most border of the area, the point at which its 

character changes dramatically as it transitions into a commercial area servicing the local 

residential neighbourhood.  There are several remnant lots in the area, particularly to the west 

on the south side of the street, that are characteristic of the type of farm development described 

in the Statement of Significance.  These include the large red brick house and carriage house 

set on a spacious lot at 122 Main Street East; the well-tended Edwardian red brick house at 126 

Main Street East; and the Italianate house at 130 Main Street East which is now designated 

under Part IV of the OHA. 

 

                                                
7
 Statement of Significant #6.4a) – Cultural Heritage Landscape – Main Street East 
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Figure 22: 122 Main Street East, South Side 

 

Figure 23: 126 Main Street East, South Side 
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Figure 24: 122 Main Street East, South Side,  

 

 

Figure 25: 130 Main Street East, Designated Under Part IV of the OHA 
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Figure 26: Main Street Streetscape, South Side 

 

Figure 27: 130 Main Street East, South Side Streetscape 
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Figure 28: Main Street East, Streetscape South Side 

There are also a number of newer homes on both the north and south side of Main Street East 

in the area adjacent to the subject properties; these are situated, for the most part, on relatively 

large well-landscaped lots with expansive lawns and green space, in keeping with similar 

properties on both the north and south sides Main Street East.  However, a number of the 

homes on the north side of the street, which were constructed in the 20th century, are closer in 

proximity to the street than the older surviving homes on the south side of the street. (See 

Fig.26, 29, 30, 31).  Generally the north side of Main Street East, including the properties east of 

Nelles Road, is no longer characteristic of the landscape setting identified in the Main Street 

East – Queens Lawn Area of Heritage Resources and Scenic Character.  New development 

continues on this side of the street as the townhouse construction adjacent to the cemetery 

illustrates. 

 
Figure 29: Main Street East North Side Looking West from 133 Main Street East & 131 Main Street East 
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Figure 30: Main Street East North Side Looking Northeast - 119, 121 & 123 Main Street East 

 
Figure 31: Main Street East North Side – 121 & 123 Main Street East 

 
Figure 32:125 Main Street East North Side with 123 Main Street East in Background 
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Figure 33: New Condominium Development Adjacent to Cemetery Road, North Side of Main Street East 

 

Identification and Significance and Heritage Attributes 

of Properties 

1. 133 Main Street East 
  

The property at 133 Main Street East is designated under Part IV of the OHA.  It is part of the 

cultural heritage landscape of the street.  The house is designed in the Queen Anne style 

popular in the second half of the 19th century.  It is a tall, imposing red brick structure of 

considerable distinction and retains many original exterior and interior features. (APPENDIX III) 

 

The significant heritage attributes of the property are identified in Designation By-law 12-79 as 

follows: 

 The envelope of the original dwelling; 

 Brickwork including tuck pointing, textural elements and corbels; 

 Stone Masonry including Decorative Corbels 

 Bay windows; 

 Eave brackets; 

 Gingerbreading bargeboard; 

 Drop finials; 

 Stick style half timbers on the front gables; 

 Windows and transoms; 

 Two leaf front door with glazing; 

 Side door with stained glass and stained glass transom; and 

 The largest mature tree located at the south west corner of the property (Now removed). 
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The setting, which is mentioned in the text of the designation by-law, has been impacted by land 

division and modern residential development to the north and to the west and commercial 

development to the east.  However, while much of the cultural heritage landscape features of 

the Nelles fruit farm have been lost, the house is an important remnant of the rural agricultural 

landscape of the area during its heyday as a prosperous tender fruit farming area when the 

electric railway ran along the street and carried fruit from the farms to the cities and canning 

factories.  The property marks the boundary between the former rural area and the 20th century 

neighbourhood commercial development to the east, which includes a garden centre, a 

Shoppers Drug Mart and various plazas containing businesses serving the local residential 

neighbourhood.   

 

The house has been vacant for a number of years resulting in serious neglect of both the 

exterior and interior of the building.  At a site visit in July 2018, attended by ERA Architects 

representing the Town and the consultant for the new owner, the condition of the exterior and 

interior of the house was documented.  At that time ERA recommended that the house be 

appropriately mothballed in order to limit further deterioration.  This mitigation work was carried 

out under the direction of the Town of Grimsby staff in the summer and fall of 2018 and the rear 

addition, which was not considered to be a heritage attribute and was in danger of collapse, was 

removed. 

 

The balance of the subject property at 137 Main Street East is not designated, nor is it part of 

the Main Street East – Queen’s Lawn Area of Heritage Resources and Scenic Character. 

2. Nearby Properties of Cultural Heritage Value or Interest 
 

There are a number of properties located in the vicinity of the subject property that are not 

designated; but are listed on the Town’s Register of Properties Believed to be of Cultural 

Heritage Value or Interest.  These include 119, 122, 126, 141 and 147 Main Street East.  In 

addition, the property and residence at 130 Main Street East was recently designated under 

Part IV of the OHA.  None of these properties are directly adjacent to 133 Main Street East.  

a) 130 Main Street East (By-law 21-34) APPENDIX III 
 

The property at 130 Main Street East was designated in May 2021 for its association with the 

Nelles family, specifically Walter Henry Nelles and with the Woolverton family including Dr. 

Jonathan Woolverton, a pioneering physician, Theoron Woolverton and other prominent 

members of the family.  In addition the property has associations with the establishment of the 

fruit industry in Grimsby. 

 

The house is an excellent example of the Italianate style of architecture and may have been 

designed by James Balfour, a successful Hamilton architect.  The dwelling “is physically, 

functionally, visually and historically linked to its surrounding and is linked to the cultural 

heritage landscape endorsed by Council”.  It is considered to be a traditional farm house estate 

for its scale, mass and setback as part of the significant Main Street streetscape. 
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Heritage attributes of the property include: 

 Hipped roof with flat deck top 

 Front facing gable and eave returns 

 Front portico-pediment with Doric columns, brick plinths and dentils 

 Wide intercut cornice with brackets 

 Covered front veranda with dentils in the cornice and wood railing 

 Original openings with stone sills’ 

 Bulls eye window and original glass pane 

 Semi-circular double and triple hung wood windows and original glass panes 

 Paired hooded windows and original glass panes 

 Bay window with ornate architrave, cornice, and brackets 

 Wood door with ornate architrave, cornice and brackets 

 Wood door with arched windows (14 panes) 

 Brick quoins on corners 

 Cut stone foundation – regular coursed layout and lime based mortar’ 

 Original chimney 

 Cut stone gate posts 

 

Although the setback and setting of the house is noted as significant to the cultural heritage 

landscape, the landscape features on the property, with the exception of the gate posts, are not 

mentioned in the list of heritage attributes.  The trees and other plantings, including two (2) large 

Sycamores, are also not noted in the by-law. 

b) 147 Main Street East 
 

The house at 147 Main Street East, though 

altered, particularly on the ground floor, is 

Italianate in style with straightforward square 

shape, a hip roof with deck, large wooden 

cornice brackets and the remains of a bay 

window to the left of the entrance door.  It is 

currently used as a retail space by Coles Florist 

and Garden Centre.   

There is a large commercial parking area in front 

of the store.  It is separated from its neighbour at 141 Main Street east by greenhouses. 

 

The property is listed on the Register as a significant cultural heritage resource.  The property is 

currently being considered for designation under Part IV of the OHA along with a number of 

other properties on Main Street East.  A research report was recently completed along with a 

Regulation 9/06 analysis.  The analysis and report provide additional information regarding the 

significance of the site and its cultural heritage attributes. 

 

Figure 34: 147 Main Street East 
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The analysis in the report determined that the property meets the criteria for designation.  It was 

built circa 1907 on the property originally owned by J.A Nelles. The building has significance for 

its association with prominent historical individuals from significant families in Grimsby’s history 

including the Nelles, Beamer, Biggar, Book, Pettit and Cole families.  It is also significant in 

supporting the character of the historic Main Street corridor. With the removal of many wood 

frame structures, 147 Main Street East is one of the few remaining structures that is 

representative of the vernacular architectural style that was historically found along this historic 

streetscape. 

 

Identified Heritage Attributes include: 

 Flat deck hipped roof 

 Bracketed eaves 

 Flat top window openings 

 Bay windows 

 Wood siding (under the current blue 

vinyl siding which was discovered 

during a site visit) 

 

Interestingly, the list of cultural heritage 

attributes is confined to the building and does 

not include the surrounding physical setting of 

the property.  This may be due to the fact that 

the area in front of the house consists of a 

paved parking lot and the area to the rear is covered by an extensive series of greenhouses.  

The property is not part of the identified Main Street cultural heritage landscape identified in the 

2015 CHL report. 

c) 141 Main Street East 
 

The house at 141 Main Street East displays characteristics of a simplified version of the Queen 

Anne style including an asymmetrical composition with a turret on the west side and a covered 

porch with dormer to the east.  The exterior is stucco.  This building is used as a Christmas 

store for the garden centre.  It is enclosed by a metal fence.  The space in front of the building is 

currently filled with bags of potting soil and other garden supplies. 

 

This property is listed on the Register as a significant cultural heritage resource and is currently 

being considered for designation under Part IV of the OHA along with a number of other 

properties on Main Street East.  As with 147 Main Street East, a research report was recently 

completed along with a Regulation 9/06 analysis.  The analysis and report provide additional 

information regarding the significance of the site and its cultural heritage attributes. 

 

The analysis indicates that the property meets the criteria for designation under Part IV of the 

OHA.  The property is representative of the architectural style that was found throughout the 

Figure 35: 141 Main Street East 
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historic streetscape. With the development of the strip malls many heritage structures were lost. 

141 Main Street East acts as one of the few remaining of this style along the streetscape. 

 

The home was built circa 1907 on the property originally owned by J.A Nelles. The Nelles family 

was a prominent family in the Grimsby Township and was among the first to come to the Forty. 

The heritage home was owned by Benjamin Co Norman Edward Cole purchased the home in 

1971; Norman was the son of Albert Edward Cole founder of Cole’s Florist. Norman bought the 

company from his father over 88 years ago. In 1986 the floral company “Cole’s Florist” moved 

into the historic dwelling.  Cole’s florist has been a company since 1891. At one point Cole’s 

Florist had became the largest floral operation between Toronto and Niagara Falls 

 

141 Main Street East is important in supporting the character of the Main Street corridor.  It is 

representative of the vernacular architectural style that was historically found along this historic 

streetscape and is an important component of the Cultural Heritage Landscape. 

 

The Heritage Attributes include: 

 Queen Anne Style Façade 

 Original wood windows and openings 

 Tower with Finial 

 Porch and turned columns 

 Cut Stone Foundation 

 Stucco Cladded exterior 

 Front end gabled dormer 

 

As with 147 Main Street East, the list of cultural heritage attributes is confined to the building 

and does not include the surrounding physical setting of the property. It is not located within the 

CHL.  

d) 122 and 126 Main Street East 
 

Other important remnant properties that reflect the historic 19th and early 20th century 

agricultural landscape and the impressive homes and outbuildings constructed by prosperous 

farming families include the large Italianate red brick house with an elaborate wooden porch and 

small fruit barn set on a spacious lot at 122 Main Street East and the well-tended Edwardian red 

brick house and small barn at 126 Main Street East. 

3. Summary 
 

Each of the properties described above, particularly those on the south side of Main Street East, 

are indicative of the intact historic 19th and early 20th century agricultural landscape of the tender 

fruit farming industry and represent remnants of the large long and narrow farms that stretched 

north and south from the Niagara Escarpment to Lake Ontario.  While the houses differ 

stylistically, and some are of better architectural quality than others, they represent the period in 

Grimsby’s history when fruit farming and transportation of fruit by railway to cities and packing 
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plants created a high level of prosperity.  Their setting in the landscape, and the semi-rural 

landscape itself, comprise their most significant cultural heritage attributes.  These attributes are 

enforced by the shape and size of lots created from these larger farms in the 20th century.  

Newer infill homes of varying ages and styles on the north side of the street were carefully 

located and properties were landscaped to maintain and enforce the character defining 

attributes of the cultural heritage landscape of this portion of Main Street.  

 

However, proximity of the property at 133 Main Street East to the commercial development to 

the east of Nelles Road and the decision to include it in the Neighbourhood Commercial (NC) 

Zone has resulted in the loss of much of the landscape setting that defined the property.  While 

the house and a few trees still stand, outbuildings and orchards have been lost to earlier 

development and the landscape is open and unkempt.  A photograph, probably taken sometime 

in the late 1920’s, illustrates the impact of changes to the property over the years and is 

evidence of just how early in the 20th century the Nelles House at 133 Main Street East ceased 

to have an agricultural setting and was impacted by commercial development when a gas 

station was constructed to the east of the house.  Though it was removed at a later date, the 

presence of the gas station resulted in permanent loss of the treed landscape setting.   

 

The decision to leave the house in situ affords the opportunity to create a landscaped open 

space in front of the house which will, at least in part, recapture some of the character of the 

Main Street East cultural heritage landscape.  This is particularly important as a result of the 

designation of 130 Main Street East, located at the southwest corner of Nelles Road and Main 

Street East.  The two (2) buildings in their landscaped settings will define the character of the 

intersection and mark the termination of the Main Street East cultural heritage landscape. 

 

 
Figure 36: James Willison Grout Nelles House, 133 Main Street East, with Gas Station, c.1925-1934, Source 

Unknown 

This same loss of setting is apparent at 141 and 147 Main Street East.  Identification of the 

significant cultural heritage attributes of these properties does not include the setting or any 
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cultural heritage landscape features and neither property is included in the Main Street East – 

Queen’s Lawn Area of Heritage Resources and Scenic Character.  Any landscape features of 

significance would likely have been lost when the properties were converted to a commercial 

operation.  The same can be said for a number of surviving older buildings to the west of 133 

and 137 Main Street East. 

Evaluation of Heritage Impacts 
 

The Town of Grimsby has recognized the significance of 133 Main Street East by designating it 

under Part IV of the OHA.  Additionally, several properties in the vicinity have been listed on the 

Register as non-designated properties.  This listing acknowledges that these buildings and lots 

are significant and may be worthy of designation either individually or as components of a 

cultural heritage landscape.  The Town has also endorsed a Statement of Significance for the 

section of Main Street East between Nelles Road and Queens Lawn Cemetery that identifies it 

as an intact historic 19th and early 20th century agricultural landscape of tender fruit farming 

industry and a significant cultural heritage landscape.  Since this Heritage Impact Assessment 

was completed in 2019, the Town has moved to designate a number of properties along Main 

Street East including the adjacent properties at 141 and 147 Main Street East and the property 

at 130 Main Street East.   

 

The following sources have been relied upon in preparing this analysis, and assessing whether 

the proposed development meets the PPS, Growth Plan and Official Plan policies respecting 

cultural heritage: 

 

The Standards and Guidelines for the Conservation of Historic Places in Canada states 

that any action or process that results in a physical change to the character-defining elements of 

an historic place must respect and protect its heritage value and provides a number of general 

standards for the preservation, rehabilitation and restoration of historic places in Canada. 

 

In addition, the Ministry of Tourism, Culture and Sport has provided InfoSheet #5 (part of 

Heritage Resources in the Land Use Planning Process dated Winter 2006)  to assist in the 

analysis of heritage impacts including destruction of significant heritage attributes; 

unsympathetic alterations; alterations that create shadows; isolation of heritage attributes, 

obstruction of significant views; change in land use; new development in open spaces; land 

disturbances that may affect archaeological resources. 

 

The impacts of the proposed development on the property at 133 Main Street East and 

neighbouring properties listed on the Register are assessed in relation to these policy 

documents. 

1. Provincial, Regional and Local Policies 
 

With respect to the provincial, regional and local policies relating to the conservation of the 

heritage attributes of protected heritage property and the conservation of significant heritage 
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properties that may not be designated under the OHA or may have archaeological significance; 

the heritage attributes of 133 Main Street East will be physically impacted by the proposed 

condominium apartment development.   

 

The characteristic setbacks of older buildings along Main Street East are discussed at some 

length in both the Town of Grimsby’s report on Cultural Heritage Landscapes produced in 

January 2015 and the Statement of Significance included in that report entitled Main Street East 

– Queens Lawn Area of Heritage Resources and Scenic Character.  The Cultural Heritage 

Landscape report was endorsed by Council; but to this date has not been implemented in the 

Official Plan.   

 

The peer review stated concerns over the establishment of a new setback as a result of the 

original proposal to move the heritage house.  The proposal has now been revised to keep the 

house in situ, which will maintain the original deeper setback.  Leaving heritage buildings  in situ 

is the preferred approach to conserving a building and the character of a property from the 

perspective of heritage conservation.  It is best practice to leave a cultural heritage resource in 

its original location,.  Approaches to conservation of the cultural heritage resources, in 

descending order of desirability are: 

1. Leave the resource in situ and restore and/or adapt it for a new use; 

2. Move the resource to a new site on the same property and restore and/or adapt it for a 

new use; 

3. Remove the resource from the property to another property and restore and/or adapt it 

for a new use.  This would also entail some sort of interpretive program for the original 

property and for the new site; and 

4. As a last and least desirable resort, demolish the existing cultural heritage resource and 

provide an interpretive program.  

 

The proposed development has been reconfigured to achieve the most desirable approach to 

conservation.  While the European Beech was lost and any remnants were removed, the 

addendum to the arborist’s report, which provides definitive proof with respect to the ages of the 

remaining trees on the lot, indicates that none of the existing trees are particularly old and were 

not in existence in the era when the house was constructed and the land was a working fruit 

farm.  A revised landscape plan will provide for enhanced landscaping in the area in front of the 

house in order to emphasize and celebrate the landscape of lawns and gardens that is a 

common characteristic associated with the large older homes constructed by fruit farmers during 

the prosperous tender fruit farming era at the end of the 19th century and the beginning of the 

20th century. 

 

In order to limit impacts, the new condominium apartment constructed to the east and rear of 

the James Willison Grout Nelles House must be designed and located to ensure it is compatible 

in design and style; the house continues to be a distinct and dominant entity on the property; 

and the significant architectural attributes of the building, which define it as an excellent 

example of the Queen Anne style, are conserved, restored and maintained.  Any significant 

remnants of the landscape on the property will be conserved and protected.  Unfortunately, a 
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key component of that landscape, the large European Beech Tree, suffered irreparable damage 

and, with the consent of the Town of Grimsby, was removed. 

 

To ensure compatibility, the height of the proposed condominium apartment building has been 

mitigated by providing for a series of setbacks from three (3) to four (4) to five (5) storeys to 

ensure that the portion of the new building closest to the heritage home, with the exception of 

the entrance feature, is limited to the height of the of the existing house.  The top two (2) floors 

are set back behind the brick portion of the building by almost 3m (10 ft.).  This assists in 

emphasizing the alignment of heights between the existing house and the first three (3) floors of 

the new condominium apartment building.  Red brick defines much of the visible building façade 

in keeping with the materials used on the Nelles House and fenestration is designed to 

resemble, and to be aligned with, the fenestration of the house.  The 4th and 5th storeys are clad 

in contrasting materials and are simpler in style as is the portion of the building along the north 

side of the lot, ensuring that these sections of the building are less obtrusive when viewed from 

Main Street East and Nelles Road. 

 

Figure 37: Streetscape, North Side of Main Street East with Nelles House & Condominium Development, Entrance 
Feature Reduced to Three Storeys, Height Relationship 

 

2. Analysis of Heritage Impacts Based on Ministry of 

Tourism, Culture and Sport InfoSheet #5  
1. Destruction of any, or part of any, 

significant heritage attributes or 
features. 

No significant heritage attributes will be 
destroyed.   
The house will now remain in situ on the 
property and will not be moved from its 
foundation.  The stone foundation will not be 
impacted and the house will be appropriately 
protected when construction of the 
underground parking commences.  
The European Beech was irreparably 
damaged and had to be removed with the 
consent of the Town of Grimsby.   
 



 133 Main Street East, September 2021 
(Addendum 3) 
Leah D. Wallace, MA MCIP RPP 

Page 53 

 

  

*The listed property at 141 Main Street East 
will be impacted by the proposed 
condominium apartment.  However, this site 
has already been impacted by commercial 
development of a garden centre with both 
parking and storage of garden supplies 
altering the character of the landscape from its 
original tender fruit farm setting.  Any identified 
attributes of the Queen Anne style house on 
the property will not be impacted.  Recently 
Council has moved to designate 141 and 147 
Main Street East under Part IV of the OHA.  
The proposed list of cultural heritage attributes 
identified is confined to the buildings on these 
two (2) properties not to the surrounding 
setting.  The proposed development does not 
result in the destruction of any significant 
heritage attributes or features on 141 or 147 
Main Street. 
The property at 130 Main Street East was 
designated under Part IV of the OHA in May 
2021.  .The proposed development does not 
result in the destruction of any significant 
heritage attributes or features on 141 or 147 
Main Street. 
 

2. Unsympathetic or incompatible 
alterations 

As previously noted, the Nelles House will now 
remain in situ.  The exterior of the house will 
be restored and will not be the subject of 
unsympathetic or incompatible alterations. 
Because the house will no longer be moved 
forward on the lot, there is space to develop 
an enhanced and sympathetic landscape plan 
for the space in front of the house that will 
assist in recreating some of the cultural 
heritage landscape character that has been lot 
over the years. 
 

3. Alterations that create shadows that 
alter the appearance of a heritage 
attribute or change the viability of a 
natural feature or plantings 

The proposed development is confined to the 
rear and east side of the property.  However, 
the proposed condominium development will 
be a maximum of 5 storeys in height.  Though 
the higher storeys are stepped back from the 

front 3-storey elevation, a shadow study 

should be completed to ensure that the new 
building will not create shadows that alter the 
appearance of the James Willison Grout 
Nelles House.   
 
Most of the natural features and plantings on 



 133 Main Street East, September 2021 
(Addendum 3) 
Leah D. Wallace, MA MCIP RPP 

Page 54 

 

  

the site have been removed over the years.  
As noted, the European Beech is no longer 
extant and its protection and conservation is 
no longer an issue.  Enhanced landscaping 
will assist in compensating for the loss of the 
tree and an interpretive plaque may provide 
further assistance. 
 

4. Isolation of a heritage attributes from 
the surrounding environment or context 

No significant heritage attributes will be 
isolated from the surrounding environment.   
 
 

5. Direct or indirect obstruction of 
significant views or vistas within, from 
or of built and natural features 

There will not be any obstruction of significant 
views or vistas to the Nelles House from or to 
Main Street East or Nelles Road.  Because the 
house will remain in situ to retain the original 
setbacks, views of the house will be blocked 
from Main Street East looking to the west 
when the condominium apartment is 
constructed. 
 

6. Change in land use While the current zoning does not anticipate 
condominium residential uses, it does 
anticipate commercial uses on the property 
and provides a list of potential neighbourhood 
commercial uses which could substantially 
alter the appearance of the property.  It would 
certainly result in construction of a building or 
buildings in the open space area to the east of 
the house much of which is located on 137 
Main Street East which is not designated 
under Part IV of the OHA.  The house would 
also be converted into a 
commercial/residential structure. 
As noted in the original text of the HIA, the 
character of the north side of the street has 
been altered and intensification in the form of 
townhouse developments has occurred to the 
west and north of the subject property.  
Commercial development to the east outside 
of the identified cultural heritage landscape, 
such as the Shoppers’ Drug Mart, is of 
considerable mass and scale.  Similar 
commercial development has also been 
constructed to the east of 133/137 Main Street 
East, again outside of the identified cultural 
heritage landscape.  Potential redevelopment 
of the hospital will probably result in a building 
of larger size and height.  Increasing the 
amount and intensity of residential 
development on the site and adding several 
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neighbourhood commercial and office spaces 
to the property is not incompatible with 
development that has already occurred in the 
area from the perspective of zoning and use. 
 

7. New development or site alteration to 
fill in formerly open spaces 

The proposed new condominium apartment 
building will fill in formerly open spaces on 
both 133 and 137 Main Street East.  The 
property at 137 Main Street East contains no 
buildings, structures or natural features of 
cultural heritage interest or value though it 
may contain archaeological resources.  An 
archaeological survey is being undertaken to 
ensure that no archaeological resources are 
impacted.  A Stage 3 archeological survey is 
underway.  If any archeological resources are 
discovered, appropriate mitigation will be 
undertaken. 
The property does not exhibit the appearance 
of a designed landscape with carefully 
selected and appropriate trees and plantings.  
Much of the landscaping and gardens have 
disappeared over the years when the property 
was vacant and neglected. 
With reference to the trees on the property, the 
arborist produced a report that catalogued and 
mapped the trees on the property.  A large 
number of these trees are located on 137 Main 
Street East including the London Plane tree 
noted in the peer review.  The property at 137 
Main Street East is not designated under Part 
IV of the OHA.   
The inventory listed the tree species and their 
condition.  A number of the trees are in poor 
condition including most of the White Cedars.  
There are also six (6) Norway Maples on the 
property which are considered to be invasive 
species that are not recommended for use in a 
landscape or streetscape.  The Siberian Elms, 
which are in poor condition, are also 
considered to be an aggressive invasive 
species.  Generally, with the exception of the 
European Beech and a few other individual 
trees, there appear to be few trees that 
enhance the landscape setting of the property.  
Further work has been undertaken to assess 
the age of the existing trees in order to 
determine if they are contemporary with the 
construction of the house – estimated to be 
c.1865, 
The interior of the property at 133 Main Street 
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East will be utilized for surface parking and for 
a portion of the condominium apartment which 
will be located on the north side of the 
property.  The southeast portion of the 
property will remain open as will the area 
between the Nelles House and the entrance to 
the new building.  A pedestrian walkway and 
appropriate landscaping along Main Street 
East must ensure that the setting of the Nelles 
House, when viewed from Main Street East, is 
enhanced and improved.  Because the house 
will remain in situ, there is the opportunity to 
enhance the setting of the house which has 
been neglected for a number of years. 
 

8. Land disturbances that may affect an 
archaeological resource 

An archaeological survey is underway. If 
deeply buried archaeological resources are 
discovered during excavation, all work will stop 
and a licensed archaeologist will be engaged 
in accordance with Section 48(1) of the 
Ontario Heritage Act to carry out additional 
archaeological field work.  This survey will be 
completed before construction commences. 
 

3. Analysis of Heritage Impacts Based on the General 

Standards for Preservation, Rehabilitation and 

Restoration, Standards and Guidelines for the 

Conservation of Historic Places in Canada 
 

1. Conserve the heritage value of an 
historic place.  Do not move, replace of 
substantially alter its intact or 
repairable character- defining 
elements.  Do not move a part of an 
historic place if its current location is a 
character defining element. 

The intact or repairable character-defining 
elements of the Nelles House will not be 
altered or replaced. As noted, the house will 
now remain in situ and the stone foundation 
will be repaired and/or restored as required.  
Those character-defining elements that are in 
a deteriorated condition, such as the side 
porch, are currently in storage and will be 
restored and repaired.  A temporary protection 
plan will ensure that the house remains 
structurally sound and is not damaged during 
excavation for the underground parking and 
construction of the condominium apartment 
building. 
 
As noted, the European Beech was irreparably 
damaged and was removed.  The designation 
by-law should be amended to reflect this 
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alteration. 
 

2. Conserve changes to an historic place 
that, over time, have become 
character-defining elements. 

There will be no changes to the character-
defining elements as noted above.  The house 
will maintain its original prominent position 
facing Main Street East. 
 

3. Conserve heritage value by adopting 
an approach calling for minimal 
intervention. 

Intervention will be minimal.  The house will 
remain in its current position on the lot. 
Though the property will be redeveloped, 
parking will be confined to the interior of the lot 
at 133 Main Street East and a portion of the 
new building will be constructed on the north 
side of the lot to the rear of the house.  The 
remainder to the building will be constructed 
on 137 Main Street East which does not 
contain buildings or structures of cultural 
heritage value or interest.   
 

4. Recognize each historic place as a 
physical record of its time, place and 
use.  Do not create a false sense of 
historical development by adding 
elements from other historic places or 
other properties, or by combining 
features of the same property that 
never existed. 

Not applicable. 
 

5. Find a use for an historic place that 
requires minimal or no change to its 
character-defining elements. 

The use of the Nelles House will change but 
using it as an office will not change the 
character-defining elements of the building.  
The character-defining elements of the exterior 
will be repaired and restored. The original 
setback will be maintained. 
 

6. Evaluate the existing condition of the 
character-defining elements to 
determine the appropriate intervention.  
Respect heritage value when 
undertaking an intervention. 

A restoration, repair program/ conservation 
strategy is being undertaken by a qualified 
restoration architect and a qualified restoration 
engineer to determine the existing condition of 
the character-defining elements and the 
appropriate intervention and to ensure the 
structural soundness of the building.  Both the 
conservation plan and the underpinning plan 
will be appended to the heritage permit 
application. 
 

7. Maintain character-defining elements 
on an ongoing basis.  Repair 
character-defining elements by 
reinforcing their materials using 
recognized conservation methods.  

Recognized conservation methods will be 
used to restore and maintain the exterior of the 
house.  The side porch, which has 
deteriorated, will be replaced using as much 
original material as is feasible.    Irreparable 
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Replace in kind any extensively 
deteriorated or missing parts where 
there are surviving prototypes. 

details will be replaced in kind using the 
existing remnants of the porch as prototypes 
as necessary. 
 

8. Make any intervention needed to 
preserve character-defining elements 
physically and visually compatible with 
the historic place and identifiable on 
close inspection.  Document any 
intervention. 

All interventions will be made to preserve 
character-defining elements and will be 
documented when the building is restored.  
Qualified restoration trades will be employed 
to carry out the intervention and will be 
overseen by a qualified professional engineer 
and/or architect. 
 

9. Repair rather than replace character-
defining elements. 

Only character-defining elements that are 
beyond repair will be replaced.  Replacement 
will be in-kind using like materials as much as 
possible. 
 

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

The heritage value of the house will be 
conserved.  The Nelles House will  now 
remain in its original position, which is the 
preferred conservation approach. All new 
development will be located to the east 
adjacent to the commercial development east 
of the subject lands and to the north to the rear 
of the house.  The condominium apartment will 
be a separate entity and will not be attached to 
the heritage structure.  Upper storeys of the 
new building will be stepped back to ensure 
the appearance of a more compatible building 
height in relation to the existing house.  Red 
brick and consistent and similar fenestration 
will also be employed to ensure that all 
openings align. 
The new building will be clearly distinguishable 
from the old but will employ similar materials 
and details. 
 

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

All new buildings and/or additions will be 
separate structures.  The essential form and 
integrity of the Nelles House will not be 
impaired if the condominium apartment 
building and associated parking is removed at 
a later date. 
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E. Alternatives Development Scenarios, Mitigation 

and Conservation Methods 

Alternative Development Scenarios 
 

In considering the conservation of the heritage attributes of 133 Main Street East, it is useful to 

evaluate the development alternatives that could be contemplated for the property at 133 and 

137 Main Street East.  Three (3) general alternatives are presented here.  In considering these 

approaches, the issue is to determine the best means of conserving the heritage attributes of 

the property while providing for development that ensures the existence of those attributes for 

the long term. 

1. Do Nothing Approach 
 

The property would remain in its current condition (pending an as-of-right neighbourhood 

commercial development proposal).  The property’s historical context is already compromised 

as a result of the surrounding development. Its cultural heritage significance would not be 

interpreted if the lot were left in its current condition.  The house may be left in situ however the 

house, which is vacant and has been vacant for a number of years, has suffered some serious 

vandalism.  Certain parts of the house such as the side porch, have deteriorated almost beyond 

repair and have been removed for safe keeping.  While the house has been appropriately 

mothballed, it will continue to deteriorate if a good adaptive reuse is not provided.  Any other 

features on the site would also continue to deteriorate if left unattended and would eventually 

reach the end of their lifespan.  Under these circumstances, the cultural heritage significance of 

the site and its importance place in the evolution of Grimsby would not be evident and all 

cultural heritage attributes would potentially be lost. 

 

2. Development with House In Situ 
 

This is the preferred strategy.  The James Willison Grout Nelles House would remain in situ and 

would be subject of an adaptive reuse, which would ensure its long-term conservation.  No 

underground parking would extend into the basement and the house would be shored up in an 

appropriate manner to ensure that its structural integrity is maintained.   

 

This approach is the best practice for conserving cultural heritage resources. It is better to leave 

a cultural heritage resource in its original location.  Approaches to conservation of the cultural 

heritage resources on a property, in descending order of desirability are: 

1. Leave the resource in situ and restore and/or adapt it for a new use; 

2. Move the resource to a new site on the same property and restore and/or adapt it for a 

new use; 
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3. Remove the resource from the property to another property and restore and/or adapt it 

for a new use.  This would also entail some sort of interpretive program for the original 

property and for the new site; and 

4. As a last resort, demolish the existing cultural heritage resource and provide an 

interpretive program.  

3. Development with House Relocated 
 

The house would be moved to the front of the lot, immediately adjacent to the proposed 

commercial/residential building, as proposed in the original application.  It would be restored 

and landscaped appropriately and an interpretive scheme would be developed that includes 

information regarding Grimsby’s tender fruit farming history and evolution development and the 

Nelles family’s important part in that evolution.  It would also be interpreted as marking the 

eastern gateway to the Queens Lawn – Main Street East Area of Heritage Resources and 

Scenic Character would ensure an appropriate adaptive reuse for the building and future 

residents of the municipality would have easy access to information about the family and the 

growth and development of Grimsby as an important agricultural and commercial town. 

However, the original setbacks would be lost. 

 

Beyond these three scenarios, the house could be moved or demolished, neither of which are 

preferred or recommended approaches. 

Mitigation and Conservation Methods 
 

Following are the mitigation and conservation recommendations for the proposed subdivision 

development. 

1. An archaeological survey is required for all the properties subject of the application for 

the official plan and zoning by-law amendments to ensure that any archaeological 

resources are properly identified and appropriate mitigation is completed as required.  

An archaeological survey is currently being completed. 

2. Heritage Permits and the approval of Council are required for both the restoration of the 

James Willison Nelles House and the construction of the new condominium apartment 

building.   

3. The applicant proposes to excavate the site to accommodate underground parking and 

to construct a condominium apartment building with a maximum of five (5) storeys.  In 

order to ensure the conservation of the heritage resources and attributes, which will be 

the subject of considerable disturbance of the properties at 133 and 137 Main Street 

East, a Temporary Protection Plan will be developed as a condition of approval of a 

heritage permit and/or the site plan in concert with members of the construction team, 

the project management team, a structural engineer with a background in heritage 

conservation, a heritage conservation architect, a heritage consultant and Town of 

Grimsby staff to ensure that excavation and other construction work does not impact the 

significant built heritage and cultural landscape resources.  An example of a Temporary 

Protection Plan is attached and development of the site will not be undertaken until such 
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time as the Temporary Protection Plan is completed and all parties have agreed to the 

process. (APPENDIX IV). 

4. A Conservation Strategy will be developed.  The conservation plan will be prepared and 

submitted as part of the heritage permit application. 

As with the Temporary Protection Plan, it will be developed in concert with the project 

management team, a structural engineer with a background in heritage conservation, a 

heritage conservation architect, a heritage mason, a heritage consultant and Town of 

Grimsby staff and will include: 

 Document both the interior and exterior features and character-defining elements 

of the building. 

 Assess the structural integrity of the building and assess the level of deterioration 

 Stabilize and repair the structure both before and after it is moved to its new 

location 

 Balance conservation of the building’s character-defining elements with utility 

upgrades including plumbing, sprinkler systems and HVAC 

 Develop a plan and design for universal accessibility that has minimal impact on 

the building’s heritage attributes 

 Work with the chief building official to ensure that the Building Code requirements 

are met with minimal impact on the character-defining elements of the building 

 Work with a qualified arborist to ensure the health and retention of the European 

Beech 

 Ensure that qualified craftsmen are employed to assess the heritage attributes of 

the building and recommend appropriate restoration of those details.  This may 

include re-pointing brick, stripping, repainting and repairing woodwork, window 

repair and replacement, stone foundation work and roof repairs. 

 Develop an ongoing maintenance program in order to avoid extensive repair or 

rehabilitation costs later 

 When considering new landscape design incorporate site planning and 

landscape design that respects the overall character of the site and the street. 

 Consider development of an interpretive plan for the property including 

documentation and signage for the site. 

5. The exterior of the James Willison Grout Nelles House will be restored.  The wooden 

side porch, which is currently in storage, will be restored and re-installed in its original 

position.  The existing front porch is not original and is not appropriate in style and 

design.  A picture of the original front porch is found on the title page of this report.  The 

picture is sufficiently detailed to permit duplication of a replica of the original front porch. 

6. Although none of the Nelles House interior features are listed as heritage attributes, 

many of these features remain and are of excellent craftsmanship.  These features 

should be documented and every effort should be made to save as many of these 

features as feasible for re-use when the building is converted to office use. At the very 

least these features should be photographed and documented before removal.  Interior 

features should be carefully removed and should be offered to the Town of Grimsby or 

made available for use by craftsmen in the restoration/renovation field for use in other 

buildings. 
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7. No board on board fencing should be installed on the site fronting Main Street East and 

Nelles Road.  Board on board fencing for screening purposes can be installed along the 

border between 137 Main Street East and 141 Main Street East.  Board on board 

fencing is already installed along the northern perimeter of the property. 

8. The landscape plan should evoke the appearance of the cultural heritage landscape 

character of Main Street East as identified in the Statement of Significance for the area 

between Queens Lawn Cemetery and the James Willison Grout Nelles House property.  

A natural landscape screen should be provided between the house and the entrance to 

the condominium apartment.  Natural screening of the interior surface parking should 

also be provided in order to recreate the rural appearance of the Nelles House setting 

which has been lost over the years.  Any views and vistas into the property from Main 

Street and Nelles Road should be maintained.  A qualified landscape architect who 

specializes in heritage landscapes has been engaged to produce an enhanced 

landscape plan in collaboration with the current landscape architect for the proposed 

development. 

An arborist was engaged to assess the European Beech and recommend any mitigation 

required to ensure its continued health and existence.  However, the tree has been lost 

and therefore this is no longer relevant.  Core samples of existing trees on the property 

have been taken and a report has been provided which establishes that none of these 

trees, with one exception, it particularly old and that they are not contemporary with the 

property when the house was constructed and the property was the site of a working fruit 

farm during the late 19th century and early 20th century. (APPENDIX VII) 

9. The proposed condominium apartment is a larger building than the heritage house.  In 

order to enhance compatibility between the existing house and the new building, the 

angled entrance, which is the closest part of the new building to the old one, has been 

reduced from four (4) storeys to three (3) storeys to better align with the height, mass 

and scale of the Nelles House.  Similar building materials, such as red brick, should be 

utilized and fenestration should be designed to resemble a simplified version of the 

fenestration of the house and be aligned with that fenestration. 

10. Because the house exhibits many of the ornate architectural details associated with the 

Queen Anne style, the architectural details on the condominium apartment building 

should be minimized and simplified so that, as much as possible, the intricate details of 

the James Willison Grout Nelles House retain their distinct character as significant 

heritage attributes and the obvious difference in style between old and new construction 

is maintained. 
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F. Implementation and Monitoring 
 

A Heritage Permit for 133 Main Street East will be required before construction begins.  The 

proposed development will be assessed, reviewed and monitored by local and Regional 

agencies and by the MHC throughout the planning and building process.  The Temporary 

Protection Plan and the Conservation Strategy will ensure that the significant built heritage 

resources and the cultural heritage landscape setting is conserved.  The production of final 

building plans can be a condition of either the heritage permit or the site plan approval ensuring 

their completion and endorsement by the Town of Grimsby before a building permit is issued for 

the construction of the condominium apartment and the restoration and rehabilitation of the 

Nelles House for adaptive reuse as a commercial office space. 

 

The Temporary Protection Plan and the Conservation Strategy will be monitored by the 

professional consultants involved and by Town of Grimsby staff to ensure that proper mitigation 

and protection is carried out during construction and that the Nelles House is appropriately 

restored and adapted for re-use and the condominium apartment building closely resembles the 

approved design.  
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G. Conclusion and Conservation Recommendations 
 

133 Main Street East is designated under Part IV of the OHA and is therefore a protected 

heritage property. Additionally, 133 Main Street is part of an area that has been identified by the 

Town as a candidate significant cultural heritage landscape.  137 Main Street is not designated 

or listed nor is it part of the cultural heritage landscape. The properties at 141 and 147 Main 

Street East have been recommended for designation under Part IV of the OHA.   

 

The PPS, Growth Plan and local planning policies recognize the need to protect these heritage 

resources. 

 

The Town of Grimsby has identified protection of the Main Street corridor as a priority.  The 

cultural heritage landscape of the street is described as being of cultural heritage value as an 

intact historic 19th and early 20th century agricultural landscape of the tender fruit farming 

industry.  The construction date of most of the houses is in the late 1800’s and early 1900’s, an 

indication of the prosperity that came with the arrival of the Hamilton Grimsby and Beamsville 

Electric Railway in 1894.  However, as a result of continued development in the 20th and 21st 

centuries there are exceptions to this on the north side of Main Street East between Nelles 

Road and the cemetery to the west and Nelles Road and Lynwood Avenue and Governor’s 

Road to the east.  This is particularly noticeable on the north side of Main Street East where 

newer homes have been constructed closer to the street, the lots a generally smaller and recent 

intensified development has occurred to the rear of these properties altering the streetscape 

and the character of the cultural heritage landscape.  

 

Additionally, while the property at 133 Main Street East is located within the Main Street East – 

Queens Lawn Area of Heritage Resources and Scenic Character, it is the eastern-most property 

in that corridor marking the point at which the street transitions from the residential/agricultural 

landscape described above to a neighbourhood commercial area which has developed to serve 

a modern residential area.  This commercial area is not particularly well-planned and contains 

few culturally significant buildings or properties.  Those at 141 and 147 Main Street East, which 

have been recently recommended for designation, have been altered to accommodate 

commercial garden centre operations.  However, a recent evaluation of these properties in 

preparation for designation under Part IV of the OHA does not identify the landscape as a 

heritage attribute. 

 

Section 2.6.1 of the PPS states that significant built heritage resources and significant cultural 

heritage landscapes shall be conserved.  Section 2.6.3. states that planning authorities shall not 

permit development and site alteration on adjacent lands to protected heritage property except 

where the proposed development and site alteration has been evaluated and it has been 

demonstrated that the heritage attributes of the protected heritage property will be conserved. 

 

This HIA has analyzed the proposal and its impacts and has concluded the proposal is 

consistent with PPS policies 2.6.1 and 2.6.3.  The significant built heritage resource on the 
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property at 133 Main Street East (The James Willison Grout Nelles House) will be conserved 

and the exterior will be restored.  The development will not impact the identified heritage 

attributes of the property and they will, in fact, be enhanced and protected from future decay 

and demolition. 

 

The relevant policies in Section 8.0 of the Town of Grimsby Official Plan relating to the 

protection and conservation of heritage resources in accordance with established guidelines, 

protection of the Main Street corridor and permitting development and site alteration in the 

vicinity of protected heritage property where the proposed development and site alteration has 

been evaluated and it has been demonstrated that the heritage attributes of the property will be 

conserved have been discussed and analyzed in the HIA and, as with the policies in the PPS, 

the conclusion is that the property will be both enhanced and protected. 

 

Although the properties at 141 and 147 Main Street East  are not adjacent to the property at 133 

Main Street, they will be impacted when the condominium apartment is constructed because the 

proposed building is adjacent to 141 Main Street East and, now that the Notices of Intention to 

Designate are published and served on the owner and the Ontario Heritage Trust, the properties 

must be treated as if it is designated.  Impacts on these properties can be mitigated by natural 

screening and fencing within the six (6) metre setback on the east side of the new condominium 

building.   

 

The James Willison Nelles house has been vacant for a number of years and is in need of 

maintenance and restoration.  Much of its agricultural landscape setting of mature trees and 

gardens has been lost along with a number of outbuildings through earlier development and 

general neglect.  In order to save and conserve the house, which is an important example of the 

type of homes constructed during the late of 19th and early 20th century by prosperous farmers 

during the heyday of the tender fruit farming industry in Grimsby and to provide for its 

restoration and conservation, an appropriate adaptive reuse is required.  The Town of Grimsby, 

have designated and zoned the property for neighbourhood commercial uses.  Because the 

building defines the eastern boundary of a significant cultural heritage landscape, conservation 

recommendations are intended to reinforce its significance and to conserve and restore its 

remaining heritage attributes while allowing for commercial and residential development in 

accordance with policies in the PPS, the Region of Niagara Official Plan and the Town of 

Grimsby Official Plan.  The house will also remain in situ which will provide space in front of the 

building for an enhanced landscape plan that will assist in recreating the tradition setting that is 

characteristic of the large houses and remnants of tender fruit farming in its 19th and early 20th 

century heyday. 

 

Based on the analysis of the significant heritage attributes of this property and surrounding 

properties, the impact of the proposed condominium apartment building development has been 

assessed.  Significant built heritage resources adjacent or close to the proposed development 

will not be unduly or adversely impacted. With respect to the property at 141 Main Street East 

any potential impacts can be mitigated through natural screening and fencing will be required.  

Significant built heritage resources will be conserved on both the subject property and 
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neighbouring properties including 130, 141 and 147 Main Street East.  However, it is important 

to acknowledge that the Town of Grimsby has received an application for a condominium 

apartment development.  The building is proposed to be seven (7) storeys with commercial units 

at grade. 

 

Because the proposed condominium apartment is mainly located on the east and north side of 

the property and the house will remain in situ, the cultural heritage landscape that characterizes 

Main Street East between Queen’s Lawn Cemetery and Nelles Road will not be altered.   

 

Although the proposed condominium apartment is larger than the heritage house and will be 

located close to Main Street, it has been designed to mitigate the impression of height.  

Compatibility has been achieved through the use of similar building materials and fenestration 

and will be further enhanced by a landscape plan that reintroduces plantings, trees and shrubs 

that will enhance and reinforce the cultural heritage landscape features of Main Street East.  A 

Temporary Protection Plan and Conservation Strategy will ensure that the restoration, 

renovation and redevelopment processes are monitored to ensure that the cultural heritage 

resources on the site are protected and maintained. 
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H. Addendum – August 14, 2019 
 

All amendments to the Heritage Impact Assessment for 133 & 137 Main Street East have been 

added to the document in red italics. 

1. Omission of the stone masonry from the list of heritage attributes in Designation By-law 

12-79 is acknowledged.  The “Stone masonry including decorative corbels” has been 

added to the list of significant heritage attributes of the property (p.27) 

 

2. Reference to the impact on the stone foundation is not as significant as it was previously 

because the house will remain in situ.  However, a stone mason will be engaged to 

restore the foundation, if required, and to ensure that it is appropriately protected and 

conserved. 

 

3. References to the arborist’s reports findings have been added as follows: 

 Infosheet #5 Analysis (Item#1) p.32; 

 General Standards Analysis (Item #1) p.34 

 Mitigation and Conservation Methods (Item#11) p.39-40; 

 Appendix VI – Arborist’s Report, Nate Torevliet, Landscape Architect OALA, 

CSLA, ISA Certified Arborist 

 References to the age of the surviving trees on the site has been added as part 

of Appendix  

 

4. References to moving and relocating the house have been removed or amended 

because the house is not being moved. 
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I. Addendum  - September 2021 
 

All amendments to the Heritage Impact Assessment for 133 & 137 Main Street East are 

provided as a response to issues raised by Letourneau Heritage Consulting Inc. in the Peer 

Review of this Heritage Impact Assessment dated February 2020.  Specifically it responds to 

the nine (9) points found in Section 8.0 of the peer review a copy of which is attached as 

APPENDIX VIII 

 

The amendments have been added to the document in red italics.  Amendments also include 

updates/changes to Provincial policy documents that have occurred since this document was 

published in 2019.  Where the document is not amended, the responses are documented under 

the headings below. 

1. The Impact on the Council adopted CHL (Main Street East) 
 

Additional visualisations and images are provided on pages 35, 36, 37,38, 39, and 40  The 

estimated setback is indicated on page 22.  The house is no longer being moved therefore it will 

not establish a new setback. 

2. Re-evaluating the Property Using the Criteria O.Reg 9/06 
 

The peer review consultants have concluded that the existing designation by-law is insufficient, 

particularly in “its focus on built fabric and incorrect use of language”.  It would be the Town’s 

responsibility to amend the designating by-law. 

  

There are three (3) separate designation by-laws associated with the property.  All were passed 

in 2012.  It would appear that the first two (2) by-laws (12-49 and 12-67) were repealed on 

technical grounds in order to properly describe the extent of the property.  The descriptive 

content contained in Schedule ‘B’ of By-law 12-79, which is the by-law that is currently in effect, 

is the same as the content in the previous by-laws. 

 

All of the designation by-laws were passed in 2012, six (6) years after the Criteria in O.Reg. 

9/06 was in effect and being used by municipalities to assess properties for designation under 

Part IV of the Ontario Heritage Act.  Grimsby has both a heritage committee and professional 

heritage planners on staff.  Staff and the committee would have been cognizant of the regulation 

and able to use the criteria in the regulation to assess the property.  Yet the content of the by-

law was not changed when the By-law 12-49 was written and then rescinded nor was it changed 

when By-law 12-79 was passed, though there was an opportunity to make such amendments. 

 

The supposition is that Town staff and the heritage committee used the O.Reg. 9/06 criteria 

when assessing the property at 133 Main Street East and were satisfied with the content of the 

by-law and the list of heritage attributes.  In fact, the Beech tree was identified as a significant 

landscape feature.  Council, in passing the by-law as written not once; but three (3) times, was 

also satisfied with its contents. 



 133 Main Street East, September 2021 
(Addendum 3) 
Leah D. Wallace, MA MCIP RPP 

Page 69 

 

  

 

In my opinion, based on the history of this by-law which has been amended twice, there is no 

need to alter the by-law with the exception of the list of heritage attributes because the 

European Beech tree is no longer in existence.  If conditions on the site have changed over the 

years they have not been documented by the Town of Grimsby and, in any case, historically the 

property, which was once part of a large farm stretching to Lake Ontario, has been divided up 

and redeveloped over the years, including the recent townhouse development to the north of the 

property.   

3. Confirmation of SCHIC and Attributes for Adjacent/Nearby Properties 
See pages 12, 35, 36, 37, 38 and 46 for additional discussion of heritage attributes of 141 and 

147 Main Street East.  This HIA concludes, based on the attributes identified in the staff report, 

that there are no additional impacts on these properties than the ones originally identified in this 

document. 

4. Prematurity of Analysis 
Any additional information regarding moving the house beyond the letter provided by Mark 

Shoalts, P.Eng. is no longer relevant because the house will remain in situ.  Instead a 

stabilization plan will be required to protect the house when excavation for the underground 

parking is undertaken.  As a structural engineer specializing in heritage buildings and structures, 

Mr. Shoalts will provide his professional opinion regarding protection of the house during 

excavation for the underground parking. 

A landscape plan has been added and the plan will be altered to provide for enhanced 

landscaping in the front yard now that the house will remain in its current position.  The 

enhanced landscape plan will be added as part of the heritage permit application. (APPENDIX 

VIII). 

With reference to the trees on the property, the arborist produced a report that catalogued and 

mapped the trees on the property (Appendix VI).  A large number of these trees are located on 

137 Main Street East including the London Plane tree noted in the peer review.  The property at 

137 Main Street East is not designated under Part IV of the OHA.  The inventory listed the tree 

species and their condition.  A number of the trees are in poor condition including most of the 

White Cedars.  There are also six (6) Norway Maples on the property which are considered to 

be invasive species that are not recommended for use in a landscape or streetscape.  The 

Siberian Elm, which are in poor condition, are also considered to be an aggressive invasive 

species.  Generally, with the exception of the European Beech, which is no longer extant, and a 

few other individual trees, there appear to be few trees that enhance the landscape setting of 

the property.  An assessment of the age of the surviving trees on the property has also been 

provided. 

The property does not exhibit the appearance of a designed landscape with carefully selected 

and appropriate trees and plantings.  Much of the landscaping and gardens have disappeared 

over the years when the property was vacant and neglected. 
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5. Additional Research 
See pages 23, 29, 30, 41, 42, 43 and 44 regarding additional Nelles houses and properties. 

With respect to aerial photograph, enhanced images from 1934, 1954 and 1965 are found on 

pages 33 and 34.  The 1928 Fire Insurance Plan for Grimsby does not include the area of Main 

Street East and Nelles Road. 

6. Existing Zoning 
See pages 18 and 19 .  

7. Editing for Consistency of Language 
Please identify and amendments will be made as necessary. 

8. Reconciling Divergent Findings 
The issues raised by the peer reviewer are no longer relevant.  The house will now remain in 

situ and an enhanced landscape plan will ensure that the character of the streetscape in the 

CHL is conserved. 

9. Alternatives to Existing Project Design 
See pages 58 and 59 for discussion of alternate scenarios and preferred option.  In response to 

the peer review, the house is now proposed to remain in situ, which is the preferred 

conservation option. 
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Appendices 
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Appendix I  Original Conceptual Plans and Elevations 

and Revised Site Plan with House In Situ 
 

 

Original Site Plan 
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Revised Site Plan – House In Situ 
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Appendix II Statement of Significance #6.4a) – Main 

Street East – Queens Lawn Area of Heritage Resources 

and Scenic Character 
 

  



STATEMENT OF SIGNIFICANGE #6.4 a)

Cultural Heritage Landscape - Main Street East

Main Street East - Queens Lawn

Area of Heritage Resources and Scenic Character

# = Main street completeStreetsstudyArea

Description of Property - Main Street East, located between the Downtown Commercial

District and the HospitalArea commercial district'

Statement of Cultural Heritage Value or lnterest
The Main Street East District is of cultural heritage value as an intact historic 19th and early 20th

Century agricultural landscape of the tender fruit farming industry. Situated midway between

the Esóarpment and Lake Ontario, Farms stretched both north and south. The shape of the

farms was generally long and narrow as a result of landscape features and the original survey
pattern. This resulted in Farm dwellings being situated in relatively close proximity forming a
near urban environment. The Quality and scale of the Architecture on this stretch of Main Street

is testament to the prosperity of the tender fruit farming industry and the fertility of the land. The

construction date of most of the houses is in the late 1800s and early 1900s an indication of the
prosperity that came with the arrival of the Hamilton Grimsby and Beamsville Electric Railway in
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1894 A defining feature of the landscape are the distinctive fruit barns. Many of the original
frult barns still survive to this day, located just to the rear of the houses.
A landmark of the area is the Queen's Lawn Cemetery Gates. A memorial to the local men and
women who fell in the First World War. The gate is constructed of local red limestone. lt is a
reminder of the significance of the conflict on the community which saw many local families
impacted.

Description of Heritage Attributes
Key attributes of the Main Street East District that reflect its value as an important link to the
history of Grimsby include:

. 19th and early 20th Century ResidentialArchitecture

. Mature Trees

. Fruit Barns

. Queen's Lawn Cemetery Gates
o Centennial Park (1967) view to the escarpment
. Backdrop view towards the Niagara Escarpment
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Aerial view Main Street East, circa 1925

Cultural Heritage Landscapes in the Town of Grimsby Page 99



Dennis VanDuzer House, Main Street East
Source, Grimsby Museum

Walker House and Fruit Barn, Main Street East
Source, Grimsby Museum
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Appendix III Designation By-law 12-79 – James Willison 

Grout Nelles House,  130 Main Street East and Notices of 

Intention to Designate 141 and 147 Main Street East 
  













THE CORPORATION OF THE TOWN OF GRIMSBY 

BY-LAW NO. 21-34 

A BY - LAW TO DESIGNATE THE PROPERTY LOCATED AT 130 MAIN STREET 
EAST AS A FEATURE OF HISTORICAL, ARCHITECTURAL AND / OR 

CONTEXTUAL SIGNIFICANCE 
 

Whereas pursuant to Part IV of the Ontario Heritage Act, R.S.O. 1990, Chapter 
O.18, the Council of a municipality is authorized to enact by-laws to designate a real 
property, including all buildings and structures thereon, to be of cultural heritage 
value or interest; 
 
And whereas the municipal council of the Corporation of the Town of Grimsby has 
cause to be served on the owners of the lands and premises at: 

130 Main Street East 
Grimsby, ON 

 
And upon the Ontario Heritage Trust, notice of intention to designate the property at 
130 Main Street East and a statement of the reasons for the proposed designation, 
and further, has caused said notice of intention to be published in News Now and 
Grimsby Lincoln News, being newspapers of general circulation in the municipality; 

 
And whereas the reasons for designation and extent to which the designation applies 
are set out in schedule “B” attached hereto and form part of the By-law. 
 
Now therefore the Council of the Corporation of the Town of Grimsby enacts as 
follows: 
 

1. That the following real property, more particularly described in 
Schedule “A” attached hereto and forming part of this By-law is hereby 
designated as being of cultural heritage value or interest: 

 
130 Main Street East 
Town of Grimsby 
The Regional Municipality of Niagara 
 

2. That the Town solicitor is hereby authorized to cause a copy of this By-
law to be registered against the property described in Schedule “A” 
attached hereto at the Land Registry Office. 

 
Read a first time this 17th day of May, 2021. 
 



Read a second and third time and finally passed this 17th day of May, 2021. 
 
 
 

___________________________ 
J.A. Jordan, Mayor 

 
 
 

___________________________ 
S. Kim, Town Clerk 

  



 
Schedule ‘A’ to 

By-law No. 21-34 
 

In the Town of Grimsby in the Regional Municipality of Niagara, property description 
as follows: 
 
 PT LT 7 CON 2, North Grimsby (FMLY PCL 26), as in RO199164 ; GRIMSBY 
 130 Main Street East, 

Town of Grimsby, 
Regional Municipality of Niagara 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 
 

  



 
 

Schedule ‘B’ to 
By-law No. 21-34 

Statement of Significance 
And Description of extent of the features 

To which the designation applies 
 

Statement of Cultural Heritage Value or Interest 
 

The dwelling at 130 Main Street East is an Italianate residence, with influences 
displayed in the wide cornice brackets, quoin brick details, double doors, paired 
hooded windows, bay windows, triple windows, a bull’s eye window and a hipped roof 
with flat deck top. The windows are dressed with segmental arches, and a contrasting 
key stone and matching tooled sill. The dwelling sits on a cut stone foundation, 
constructed in a red local quarried limestone, and supported by a lime based mortar. 
The dwellings finished with a porch that spans the length of the façade, and the porch 
is enhanced by a portico over the main entrance. The historic home is a true testament 
to the traditional craftspeople of past generation, and displays a high degree of 
craftsmanship and artistic merit. 

The dwelling at 130 Main Street East was built in the mid-19th century (c. 1880) by 
Walter Henry Nelles. The Nelles Family is one of the most well-known families in 
Grimsby’s history. Walter was the great-nephew of Robert Nelles. Walter Henry Nelles 
was the brother-in-law of Theoron Woolverton, who was the son of Dr. Jonathan 
Woolverton, one of the pioneer physicians of the district. Edgar Judson Woolverton 
was one of the most widely known, and highly respected fruit men of Canada, and 
brother of Theoron Woolverton. Theoron was the nephew of Grimsby’s Charles Ernest 
Woolverton born in 1820, son of Dennis Woolverton, reformer in politics, and a 
member of the Upper Canada’s Legislative Assembly from 1834-1836. Charles 
Woolverton was the father of Linus Woolverton a successful journalist as well as 
farmer and fruit raiser with many honourable appointments and achievements.  

In the late 1960s, the property at 130 Main Street East, was owned by Harold Jarvis. 
Harold was a local real estate agent in Grimsby. The dwelling at 130 Main Street East 
was also associated with the establishment of the fruit industry in Grimsby. The family 
home at 130 Main Street East was sold by Harold Jarvis to the Danish Lutheran 
Church in 1969. The Danish Lutheran Church supported many members of the 
community during its use within this historic dwelling. 

The property located at 130 Main Street East is representative of the age and 
architectural style that historically was found along the Main Street corridor. James 
Balfour was recognized as the architect associated with the design at 130 Main Street 
East in Grimsby. James Balfour was a successful architect from Hamilton, and created 
beautiful buildings for a large part of two decades during the 1800’s. The dwelling at 



130 Main Street East is physically, functionally, visually and historically linked to its 
surroundings as it contributes to the Cultural Heritage Landscape endorsed by 
Council. The scale, mass, form, and set back of the historic dwelling contributes to the 
cohesive collection of traditional farm house estates that filled the significant 
streetscape as the Main Street developed. The remaining farm house estates act as 
vestiges of the past, and depict the successful tender fruit industry that contributed the 
prosperity of the Town. 
 

 
Heritage Attributes 
 
• Hipped roof with flat deck top  
• Front facing gable and eave returns  
• Front portico- pediment with Doric columns, brick plinths and dentils 
• Wide intercut cornice with brackets  
• Covered front veranda with dentils in the cornice & wood railing 
• Original openings with stone sills 
• Bulls eye window and original glass pane 
• Semi-circular double and triple hung wood windows and original glass panes 
• Paired hooded windows and original glass panes 
• Bay window with ornate architrave, cornice, and brackets 
• Wood door with arched windows (14 panes) 
• Brick Quoins on corners 
• Cut stone foundation – regular coursed layout & lime based mortar 
• Original Chimney 
• Cut Stone Gate Posts 

 
 



 

NOTICE OF INTENTION TO DESIGNATE 

141 Main Street East, Grimsby, ON 

 

TAKE NOTICE that Grimsby Town Council, on January 11th, 2021 resolved to issue a Notice of 
Intention to Designate CON 1 PT LT 6, North Grimsby, PTS 30 & 31 & SUBJECT TO AN 
EASEMENT OVER PTS 24 to 29, 30R-10405; Grimsby as a property of cultural heritage value 
or interest.   

Description of Property 

The subject site located at 141 Main Street East is situated between Nelles Road North and 
Wentworth Drive. 

Statement of Cultural Heritage Value or Interest 

The property located at 141 Main St East is a representative of the Queen Anne architectural 
style, historically found along historic streetscapes during the 19th century. Main Street East has 
seen the substantial demolition of many historic structures and the development of plazas put in 
place. 141 Main Street East acts as one of the few remaining dwellings of this scale, mass, and 
form along this streetscape. The frame structure located at 141 Main Street East stands two 
storeys high with a stucco cladded exterior, representative of the Queen Anne architectural 
style. The asphalt roof line is interrupted by a front facing gabled dormer, which is divided by 
three flat-topped windows. The exterior of the structure features a tower at the west end of the 
front façade, accented with a finial and flat-topped windows. The structure sits on a cut stone 
foundation, and the porch is supported by two turned columns. The rear of the structure has a 
shed dormer and an addition.   

 
The home at 141 Main Street East was built circa 1907 and was originally owned by J.A Nelles. 
The Nelles Family was prominent in the Grimsby Township and were among the first to come to 
the Forty. 

 
This dwelling was owned by Benjamin Cook in the early 20th century. Benjamin was a local 
farmer from Scotland. In 1910, Benjamin sold the dwelling to local Grimsby resident, Osric G. 
W. Neal, another local farmer. Osric and his family lived in the home for almost 30 years when 
the home was then sold to his son, local fruit farmer George Neal, in 1939.  

 
The dwelling’s first storefront use was the Brass and Wicker House. The Brass and Wicker 
House was established before 1985 by proprietor Luba Kinal. The Brass and Wicker House was 
known as a “treasure trove” to the citizens of Grimsby.  
 
141 Main Street East is important in supporting the character of the Main Street corridor. With 
the removal of many wood frame structures, 141 Main Street East is representative of the 
vernacular architectural style that was historically found along this streetscape, and is an 
important component of the Cultural Heritage Landscape endorsed by Council.  
 

 
 
 
 



 

NOTICE OF INTENTION TO DESIGNATE 

141 Main Street East, Grimsby, ON 

 

HERITAGE ATTRIBUTES TO BE DESIGNATED 
 

The Heritage Attributes to be designated at 141 Main Street East include: 

 Queen Anne Style Façade 

 Original wood windows and openings  

 Tower with Finial  

 Porch and turned columns 

 Cut Stone Foundation  

 Stucco Cladded exterior 

 Front end gabled dormer 

 Conductors bay 

OBJECTIONS 

Any objection to this designation must be filed no later than February 26, 2021.  Objections 
should be directed to Sarah Kim, Town Clerk, P.O. Box 159, 160 Livingston Avenue, Grimsby 
ON, L3M 4G3. 

MORE INFORMATION 

Any inquiries may be directed to Bianca Verrecchia, Heritage Planner at 905-945-9634 ext. 
2122 or by email bverrecchia @grimsby.ca 

Last date to file Notice of Objection: February 26, 2021 

 



 

NOTICE OF INTENTION TO DESIGNATE 

147 Main Street East, Grimsby, ON 

 

TAKE NOTICE that Grimsby Town Council, on January 11th, 2021 resolved to issue a Notice of 
Intention to Designate PT LT 6 CON 1, North Grimsby (FMLY PCLS 18 & 19, PT PCL 17), as in 
RO635982 & RO693171; PT 1 30R-8135; GRIMSBY as a property of cultural heritage value or 
interest.   

Description of Property 

The subject site located at 147 Main Street East between Nelles Road North and Wentworth 
Drive.  

Statement of Cultural Heritage Value or Interest 

The property located at 147 Main Street East is a representation of the Italianate architectural 
style that was prevalent throughout Grimsby. With the substantial demolition of many historic 
structures and the development of plazas, 147 Main Street East acts as one of the few 
remaining buildings of this scale, mass, and form along this streetscape. The timber frame 
structure located at 147 Main Street East stands two storeys high, and has a flat deck hipped 
roof, which is traced with ornate bracketed eaves. The hipped roof is intersected by a single 
brick chimney on the west elevation. Bay windows can be found on both the East and South 
elevations. The window openings found throughout the structure are flat-topped, and currently 
have double hung sash windows with one-over-one pane division. 

The home at 147 Main Street East was built circa 1907 on the property originally owned by J.A 
Nelles. The building is significant for its association with many prominent historical individuals 
found throughout Grimsby’s history. This includes the Nelles, Beamer, Biggar, Book, Pettit and 
Cole families.  

J.A. Nelles originally owned the land on which the dwelling is situated.  The Nelles Family was a 
prominent family in Grimsby Township and was among the first to come to the Forty. J.E. 
Beamer is identified as the owner of the northwest corner of Lot 6, Concession 2 as well as 
owner of the home at 147 Main Street East, identified in the 1876 County Atlas Map. J.E 
Beamer is a descendent of the Beamer family that came to Grimsby in 1790.  

Jane Pettit’s name appears on the title search of the property in 1918 and 1944. The Pettit 
Family was just as significant as the Nelles Family in Grimsby Township; they too were United 
Empire Loyalists. Andrew and John Pettit came to Canada in 1787, and then eventually settled 
at the Forty. Jane Pettit then sold the historic home to Harriet Anna Mabel Pettit Biggar in 1918, 
making Harriet the second Pettit Family member to live in the dwelling at 147 Main Street East. 
Harriet married James David Biggar in 1904, James David Biggar was a descendant of the 
Biggar Family. The Biggar Family were early settlers to the Forty in the late 18th century. 

In 1918, the dwelling was mortgaged by Jonathon Ambrose Book, who is a direct descendant of 
Conrad Book. Conrad Book and his family came to Upper Canada in 1797, and upon arriving, 
he and his family had stayed with the Pettit Family.  

Brigadier General Vernon "Uncle Bill" Hodson (1884-1945), and his wife Jeanne Neel Hodson, 
purchased 147 Main Street East upon his retirement from the Canadian Military. Late in the fall 
of 1943, the Hodson's came to Grimsby seeking their forever retirement home. They moved into 



 

NOTICE OF INTENTION TO DESIGNATE 

147 Main Street East, Grimsby, ON 

 

the Village Inn as the base of operations for their house search. Acquired January 6, 1944, 147 
Main Street East was given over to the Shafer Brothers for extensive renovations.  When the 
renovations were completed in April, the Hodson's relocated from the Village Inn to their new 
home, which they christened as Wadley’s. A career soldier, Vernon Hodson served as 
Commanding Officer of the Royal Canadian Regiment (RCR) and the 1st Canadian Brigade. He 
served with the RCR for 33 years and in two World Wars. Hodson held the rank of Lieutenant 
with the Canadian Expeditionary Force (CEF) when he went overseas in WWI. Recuperating in 
England away from the action for a time, he decided to transfer for service with the Royal Air 
Force (RAF) and went for Air Ministry training.  However, with WWI winding down, his service 
with the RAF was short and came to an end in April 1919. He had been promoted to a Major 
before the end of WWI. When WWII began, as the Commanding Officer of the RCR, he was 
promoted to Lieutenant-Colonel and took the unit overseas in December 1939. The RCR 
proceeded to France in June, just before Dunkirk. This made Hodson the only officer of the 
Regiment to land in England and France on regimental service in both WWI and WWII. 

During the 1940s, the Shafer brothers did extensive renovations on the historic home at 147 
Main Street East. The Shafer Family first came to Grimsby at the turn of the century in 1900. 
Conrad Shafer worked with Daniel Marsh at the local planning mill. Conrad and his wife, Emma, 
had six children, two of which went on to start a construction business known as Shafer Bros 
General Contractors in 1922. Shafer Bros General Contractors became very popular and well-
known in the Township. They went on to build several custom homes, commercial buildings, 
and numerous renovation projects throughout the Town of Grimsby. The brothers had a unique 
way of incorporating craftsmen’s style with traditional building styles. Today, many of these 
custom Shafer Bros General Contractors homes are admired and celebrated by the Grimsby 
community. 

Norman Edward Cole purchased the dwelling in 1971. Norman was the son of Albert Edward 
Cole, founder of Cole’s Florist. Norman bought the company from his father in the early 20th 
century. In 1986, “Cole’s Florist” moved into the historic dwelling. At one point, Cole’s Florist 
was the largest floral operation between Toronto and Niagara Falls, often supplying the Grimsby 
Beach hotels and market with flowers. Norman’s great grandfather was war veteran, Trumpeter 
Blakely. Trumpeter served during the War of 1812, under General Brock at the battle of 
Queenston Heights, and the Spanish War. 

147 Main Street East is important in supporting the character of the historic Main Street corridor. 
With the removal of many wood frame structures, 147 Main Street East is one of the few 
remaining structures that is representative of the vernacular architectural style that was 
historically found along this streetscape, and is an important component of the Cultural Heritage 
Landscape endorsed by Council. 
 
 
 
 
 
. 
 
 
 
 



 

NOTICE OF INTENTION TO DESIGNATE 

147 Main Street East, Grimsby, ON 

 

HERITAGE ATTRIBUTES TO BE DESIGNATED 

 

The Heritage Attributes to be designated at 147 Main Street East include: 

 Flat deck hipped roof  

 Bracketed eaves 

 Flat top window openings 

 Bay windows 

 Wood siding (under the current blue vinyl siding which was discovered during a site visit)   

OBJECTIONS 

Any objection to this designation must be filed no later than February 26, 2021.  Objections 
should be directed to Sarah Kim, Town Clerk, P.O. Box 159, 160 Livingston Avenue, Grimsby 
ON, L3M 4G3. 

MORE INFORMATION 

Any inquiries may be directed to Bianca Verrecchia, Heritage Planner at 905-945-9634 ext. 
2122 or by email bverrecchia @grimsby.ca 

Last date to file Notice of Objection: February 26, 2021 
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Appendix IV Temporary Protection Plan – Christchurch, 

New Zealand 
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Appendix VI Mark Shoalts, P.Eng., CAHP –Design for 

Underpinning and Protecting House During 

Construction  
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Appendix VII Arborist’s Report, Burgess Estates, 133 & 

137 Main Street East, Nate Torevliet, Landscape 

Architect, OALA, CSLA, ISA Certified Arborist and 

Confirmation of Age of Surviving Trees 
  



ARBORIST REPORT 

 

Burgess Estates  

133 and 137 Main Street East, Grimsby Ontario 
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Introduction 

Adesso Design Inc., the project landscape architect, has requested the preparation of this 

arborist report for the planned site alterations at the site of 133 and 137 Main Street East in 

Grimsby, Ontario. The owners of the site, Burgess Heritage Group are intending to renovate the 

existing building and develop a condominium apartment building with related surface and 

underground parking. 

This report provides an inventory and assessment of the 32 trees and two tree units on and 

relating to the subject site and outlines their removal and preservation requirements based on 

the site plans provided by Adesso Design Inc and in accordance with the current town by-laws. 

This report is supplemental and should be understood in conjunction with related Tree 

Preservation and project plans prepared by Adesso Design Inc. 

Method of Evaluation 

Site observations were made on January 19, 2019 to evaluate and inventory all trees on site. A 

total of 32 trees and two units were visually assessed in this evaluation for overall health, 

structure and vigor, as well as confirming their locations in relation to planned site alterations 

and ownership. 

Tree inventory, as included in Table 1 is outlined according to the following categories: 

• Species – botanical and common names are provided for each tree; 

• DBH – ‘diameter at breast height’ (1.4 m above grade) for each tree in centimeters; 

• Canopy Diameter – in meters; 

• Crown Class – Sub-canopy, co-dominant, and dominant. 

• Condition – an assessment of the overall health and quality of the tree rated on an 

ascending scale of poor-fair-good; 

• Comments/Recommendation – comments about specific site observations. 
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Tree # Common Name Botanical Name DBH Canopy Dia. Crown Condition Comments/Recommendation

Unit 1 White Cedar Thuja occidentalis 10-15 1 C Poor 11 individuals. Not surveyed/boundary.

Unit 2 White Cedar Thuja occidentalis 10-15 1 C Poor 12 individuals. Not surveyed/boundary.

1 White Cedar Thuja occidentalis 13 1 C Poor Not surveyed/boundary.

2 White Cedar Thuja occidentalis 15 1 C Poor Not surveyed/boundary.

3 Norway Maple Acer platanoides 18 4 C Fair Not surveyed/boundary.

4 Black Walnut Juglans nigra 15 5 C Good Not surveyed/boundary.

5 White Cedar Thuja occidentalis 13 1 C Poor Not surveyed/boundary.

6 English Walnut Juglans regia 15 3 C Fair Not surveyed/boundary.

7 White Cedar Thuja occidentalis 13 1 C Poor Not surveyed/boundary.

8 Black Walnut Juglans nigra 15 4 C Poor Not surveyed/boundary.

9 White Cedar Thuja occidentalis 12 1 C Poor Not surveyed/boundary.

10 White Cedar Thuja occidentalis 12/13 2 C Poor Not surveyed/boundary.

11 Black Walnut Juglans nigra 18 6 C Fair Not surveyed/boundary.

12 White Mulberry Morus alba 18 5 C Fair Not surveyed/boundary.

13 Siberian Elm Ulmus pumila 16 3 C Poor Not surveyed/boundary.

14 Siberian Elm Ulmus pumila 16 4 C Poor Not surveyed/boundary.

15 Norway Maple Acer platanoides 12 4 C Poor Not surveyed/boundary.

16 Norway Maple Acer platanoides 10 3 C Poor Not surveyed/boundary.

17 London Plane Platanus x acerifolia 56 10 D Fair Large scar on trunk.

18 Norway Maple Acer platanoides 90 14 D Poor Dead in canopy.

19 Black Locust Robinia pseudoacacia 35/35/30 12 D Fair

20 Honey Locust Gleditsia tricanthos 67 10 D Good

21 Norway Maple Acer platanoides 65 10 D Fair Dead in canopy.

22 Norway Maple Acer platanoides 40 10 C Poor Large scar on trunk. Dead in canopy.

23 European Beech Fagus sylvatica 190 18 D Fair Decay and scars at base.

24 White Mulberry Morus alba 28/26 6 C Poor Scars and gummosis.

25 Norway Maple Acer platanoides 13 3 C Fair Not surveyed/boundary.

26 White Mulberry Morus alba 12/15 3 S Poor Not surveyed/boundary.

27 Honey Locust Gleditsia tricanthos 40 14 D Fair Not surveyed/boundary.

28 Colorado Spruce Picea pungens 17 4 S Poor Not surveyed/boundary.

29 Honey Locust Gleditsia tricanthos 37 8 C Fair Not surveyed/boundary.

30 Colorado Spruce Picea pungens 28 4 C Fair Not surveyed/boundary.

31 Colorado Spruce Picea pungens 18 4 C Fair Not surveyed/boundary.

32 Colorado Spruce Picea pungens 30 5 C Fair Not surveyed/boundary.

Table 1, Tree Inventory 
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Discussion 

Proposed Works 

The owners of the site, Burgess Heritage Group are intending to renovate the existing building 

and develop a condominium apartment building with related surface and underground parking. 

Tree removal and protection will be required to accommodate the proposed changes to the 

site.  

 

Tree Ownership 

Twenty-three (23) trees and one tree unit are privately owned trees: trees 1-23, and Unit 1. 

Nine (9) trees and one tree unit are town-owned trees: 24-32, and Unit 2. 

 

Tree Removals and Damage 

Twenty-nine (29) trees and two tree units will require removal to allow for the proposed 

development to occur:  

• Tree #’s 1-21, 25-32, and tree units 1 and 2. 

 

Tree Preservation 

Prior to issuance of the applicable permits, tree protection measures for all retained trees, both 

private and Municipal, must be in place, and must remain in place during the entire 

construction period. These protection measures must be in accordance with town standards. 

 

Tree Protection Zones (TPZ’s) 

Trees within or adjacent to a construction site must be protected during construction by means 

of a barrier installed in accordance with town standards and meet the following specifications; 

• No unauthorized activities may take place within the TPZ of a tree covered under any 

municipal permit process or agreement; 

• If fill or excavated material must be temporarily located near the TPZ, a wooden barrier 

shall be used to ensure no material enters the TPZ; 

• TPZ fencing shall consist of framed construction or snow fencing, and be supported by 

solid wood framing; 

• All TPZ locations should be clearly marked on site project plans; 

• An informational sign should be mounted on TPZ hoarding and remain throughout the 

duration of the project. Example below. 

Trees and TPZs should be monitored regularly by a consulting arborist throughout the duration 

of the project. 
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Tree Risk 

No trees on the site posed any risk at time of assessment. 

Recommendations 

Included here are general recommendations and suggested measures that will help ensure the 

health and survival of the preserved trees during and, most importantly, after the construction 

process is complete; 

• TPZ’s are suggested minimums, and as such it is recommended to keep all equipment 

and vehicular movement as far away from existing trees as possible; 

• Any tree work such as trimming and branch removals should be carried out according 

to sound arboricultural practices, and should be performed by a certified arborist; 

• All excavation near existing trees should be carried out in a sensitive manner – that is 

with keen attention to tree roots and soil movement. Large roots should be removed 

with a saw and by a certified arborist to minimize the damage to the tree as much as 

possible. 

Recommendations to help reduce damage, and increase recovery success of trees to be 

retained include: 

• Pre-construction:  

- Spread 5 – 10 cm thick layer of shredded pine mulch in the area of the TPZ. 

 

• During Construction: 

- Preferred methods of root-sensitive excavation include: airspade, hydrovac, 

directional boring, and hand digging. 

- Roots larger than 2.0 cm in diameter that require cutting should be properly 

pruned by a certified arborist using clean hand tools only. Shovels, picks or 

other construction tools should not be used to prune roots. 

- Prolonged exposure of tree roots must be avoided. Shortly after and during 

excavation exposed roots should be kept moist with soil, mulch or irrigation. 

- TPZ barriers should be monitored regularly for integrity 

- Watering during dry periods is strongly recommended to alleviate construction 

stress. 

 

• Post Construction: 

- Preserved trees should be monitored regularly during their recovery period for 

signs of construction-induced stress, which may last 5 – 10 years post 

construction. 

- Broken or dead branches should be properly pruned, and soil decompaction 

and/or decontamination should be undertaken if recommended by the 

consulting arborist. 
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General Limitations of Tree Assessment 

The assessment presented in this report is only valid at the time of inspection. 

Tree risk assessments rely on identifying and assessing the structural condition of trees to 

determine weak points and failure potential. Assessment and management of tree risk is based 

on the science of biomechanics — the way trees grow for structural support and biological 

function.  It must be understood that trees are dynamic, living organisms that are subject to 

internal and external changes over time. 

Similarly, tree management relies on forecasting potential construction impacts and the ability 

of trees to withstand stresses due to compaction, excavation, filling and mechanical damage.  

The success of tree protection requires adherence to minimum standards as set forth by the 

municipality and best management practices by the contractor.  The willingness of the owner to 

comply is also a mitigating factor. 

We have made reasonable efforts to assess the overall condition of the trees on or adjacent to 

the subject property.  No guarantee or warranty is offered, expressed or implied, that these 

trees or any of their parts will remain intact or in stable condition.  We cannot predict or be held 

responsible for the behaviour of any tree regardless of its condition at the time of assessment. 

To reduce risk to trees, human life or property we recommend ongoing inspections and 

evaluations during construction.  Post construction evaluation and remediation should also be 

considered to promote the long-term health of trees. 

 

 

 

 

 

 

 

 

 

 

Submitted by: 

 

 

Nate Torenvliet 

Landscape Architect OALA, CSLA 

ISA Certified Arborist ON-1782A 
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Introduction 

Adesso Design Inc. has requested the determination of the maximum ages of the trees on the 

site of 133 and 137 Main Street East in Grimsby, Ontario. Of particular interest is accurately 

determining the oldest trees on the site. 

Method of Evaluation 

Site observations were made on August 24, 2021, to evaluate and inventory the trees on site for 

age determination. Four of the largest and most mature looking trees were selected for core 

sampling to target the oldest trees. Core sampling involves the use of an increment borer to 

remove a 4-mm-wide sample of wood that contains a complete tree-ring record of the growth of 

the tree. Following sampling, the tree cores are mounted, sanded and raw tree-ring counts are 

completed under a stereomicroscope. Using accepted dendrochronological methods, an 

estimation of the number of years lost due to coring height, and missed years to pith is then 

added to the correct tree-ring counts to provide the final tree age.   

Results 

 

Table 1, Core Sample Results 

 

* Ring count + estimated number of missing rings to pith + 5 years from germination to sample height. 

 

Age determination of the other trees on site was estimated based on size, location, morphology, 

and the information gained from the core samples. Included here is a summary of this estimation: 

- Trees 1-10: Boundary scrub/self recruited: < 35 years old. 

- Trees 11-16: self seeded/weed trees: < 30 years old. 

- Tree 19:  smaller multi-stem Locust: < 50 years old. 

Tree # Species
Common 

Name
Diameter Ring Count Age*

Germination 

Date

17 Platanus occidentalis Sycamore 58cm 51 57 1964

18 Acer platanoides Norway Maple 92cm 72 79 1942

20 Gleditsia triacanthos Honey Locust 68cm 61 67 1954

27 Gleditsia triacanthos Honey Locust 53cm 50 55 1966
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- Trees 21 and 22: < 40 years old (contemporaneous red-leaved cultivars). 

- Trees 24-26, 28-32: < 50 years old based on tree 27 ring count. 

 

 

 

 I trust that this information is useful to you. If you have any questions, please fee free to contact me. 

 

 

 

Submitted by: 

 

 

Nate Torenvliet 

Landscape Architect OALA, CSLA 

ISA Certified Arborist ON-1782A 

P: 905 638 5708  

E: nate@environmentaldesign.ca 
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Figure 1: Tree 17 Figure 2: Tree 18 

Figure 3: Tree 20 Figure 4: Tree 27 

Appendix 1: Site Photographs 
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Figure 5: Mounted Core Samples – note decades marked with pencil lines 

Figure 6: Mounted Core Samples - Tree Centres 

Figure 7: Ring samples under magnification. 
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Appendix VIII Visualizations and Landscape Plan 
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8.0 EVALUATION OF HERITAGE PLANNING ARGUMENT 

In addition to the findings as outlined in Section 6, the following considers the overall heritage planning argument 
presented within the HIA. 
 
While there are many positive aspects to this report, and the authors agree with many of the recommendations and 
necessary next steps, there are several points that need to be addressed. In some instances, additional work is 
required to confirm that findings within the report are accurate and in others it is our recommendation that additional 
work be completed to further refine the existing analysis. This should be completed prior to acceptance of the report by 
municipality. 
In general, we note the following: 
 

1) The impact on the Council-adopted CHL (Main Street East) 
Based upon a review of the proposal as presented, there is a potential for a significant impact on the CHL. As 
discussed, it is the authors’ understanding that the Town’s CHL report has been adopted by Council. The 
report does address the CHL, including its heritage attributes, and these are referenced in the report. 
However, additional information, particularly in the form of visualizations, is required to better understand how 
the proposed project will impact the identified heritage attributes of the CHL, including its impact on the 
property’s role as a gateway of the CHL. This analysis should consider the form, scale, and massing of the 
proposed project. For example, while the report notes that the section of the building fronting onto Main Street 
East is identified as three stories, in examining the drawing provided, it is not clear if the building will read or 
be perceived as a three storey structure or as a five storey structure due to the size of the setback (which is 
not clear from the drawings and which appear in the drawings to be shallow). 
 
In addition, the proposed move of the house would establish a new setback in the CHL in a context where 
deep setbacks are the norm. In other words, the move would create a setback condition found in the 
downtown core, not in the more suburban fringe area of which this property is a part. As a result, the 
proposed development will be out of character for its urban context and will set a discordant precedent. This 
should be discussed in more detail. 
 

2) Re-evaluating the Property using the Criteria in O. Reg. 9/06 
The report relies on the existing designating by-law for the description of heritage value and list of heritage 
attributes. We conclude that the existing by-law is insufficient, particularly in its focus on built fabric and 
incorrect use of language. We also note that conditions have changed on the property, and an updated 
SCHVI would reflect these changes. This process may result in a revised Statement of Cultural Heritage 
Value or Interest and a list of heritage attributes that updates and expands the list provided in the current 
designation by-law. This should be prepared by the proponent to the satisfaction of the Town. 

 
3) Confirmation of SCHVI and Attributes for Adjacent/Nearby Properties 

In considering the potential impacts on adjacent/nearby properties, it should be made clear if the Town 
reviewed and approved the SCHVIs and attributes in the HIA. If not, the report should be revised in 
accordance with what the Town has identified as significant. Further, the chart assessing impact notes that 
there will be impact on the adjacent property at No. 141 Main Street East (a Listed property) but does not 
explain how or to what extent. The assessment should indicate what mitigation measures are being proposed 
for adjacent/nearby properties. 
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4) Prematurity of Analysis 
The HIA itself notes that additional work and studies are required. For example, the report notes that a Stage 
3 Archaeological Assessment was underway at the time of writing. In addition, it would be useful to see the 
feasibility analysis on moving the main structure in more detail beyond the engineering letter provided. 
Indeed, a more detailed engineering analysis should be provided and peer reviewed. Further, the HIA should 
also have considered the potential impact on the landscape in more detail, particularly because of the 
property’s location in the CHL. It is noted that the arborist’s report recommends removal of a substantial 
portion of the mature trees along the street, including some significant species such as black and honey 
locust (typical plantings in 19th century rural and suburban landscapes) and a rare London Plane tree. No 
options are provided to these actions. The HIS does not accord significance to the existing trees other than 
the Beech at the corner of the property. This further identified the need to re-evaluate the property using 
O. Reg. 9/06 to ensure that there is a sufficient analysis of the existing landscape. A draft landscape plan 
should be considered as part of the HIA. 
 
Based upon our experience, the findings from these reports can have an impact on the conclusions and 
recommendations of the HIA as they would influence the final design. The report should clarify how the 
findings from these ongoing works should be integrated into the approvals processes both under the OHA 
and Planning Act. 
 

5) Additional Research 
As discussed, it is recommended that additional research be undertaken to show the evolution of the property 
and area over time. In addition, the existing historical air photos should be enlarged and analysed to provide 
more information. As presented, it is difficult to see the property and its context. We would also recommend 
additional photos from 1965 to present. For example, the report would benefit from the inclusion of a current 
aerial photograph (e.g. Google Earth) showing the subject property in context. Other secondary sources 
should have been consulted including, but not restricted to, fire insurance plans, Google Earth images, 
personal documents and newspaper accounts. If these were consulted, it should be noted within the report. 
 
Also, while the local importance of the Nelles family is emphasized in the HIA, there is no assessment of 
whether this property is the only surviving physical evidence of that family and, if so, whether that associative 
value would influence the assessment of impact on the property’s heritage attributes. 

 
6) Existing Zoning 

The subject property is zoned NC “neighbourhood commercial” as per schedule 13-A of the Town of Grimsby 
Zoning By-law 14-45 (as amended). The existing zoning permits a range of commercial uses that are 
compatible with surrounding residential uses including, but not exclusive to, banks, day care facilities, retail 
stores, post office, or supermarket. The existing zoning limits density by requiring a maximum lot coverage of 
30% and maximum building height of 8.5 metres. Minimum front and exterior side yard setbacks are 3 metres 
and a minimum rear yard setback is 7.5 metres. The property is connected on two sides to residential land 
uses. It is adjacent to the RM1 “residential multiple” zone to the north and RD1 “residential detached” zone to 
the west. The Town of Grimsby Official Plan (consolidated August 2018) likewise designated the subject 
lands as “neighbourhood commercial” as per schedule B-2. Policy 3.6.1.2 notes that “Neighbourhood 
Commercial Areas are intended to serve the day-to-day convenience shopping needs of the surrounding 
residents as well as the weekly needs for groceries, personal care products, and services and are not 
intended to usurp the function or range of uses provided by the Downtown.” The HIA should provide more 
analysis into the impact of changing the land use and the increase in form, scale, and massing on the subject 
property and surrounding properties regarding compatibility of built form and land use. 
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7) Editing for Consistency in Language 

Although a minor point, the report uses both the Provincial and Federal language for describing heritage 
value and attributes. It is recommended that, in order to be consistent, when quoting from the Federal 
documents, a footnote should be included explaining the difference in language use. 

 
8) Reconciling Divergent Findings 

In reviewing the HIA, it appears that there are contradictory conclusions and recommendations. For example, 
the report concludes that the proposed development will have a sufficient regard for the heritage attributes of 
the subject property, adjacent/nearby properties, and the CHL as a whole. However, much of the description 
and analysis emphasizes the role that this property plays as an eastern gateway to the CHL and the 
commercial area that leads to the downtown core. The report also describes this property, and others in the 
vicinity, as having large lawns and expansive landscapes. By contrast, the proposed development removes 
most of the existing landscape and moves the existing house close to the street. The report should address 
these seemingly contradictory statements. 

  
9) Alternatives to the Existing Project Design 

As stated above, the HIA needs to have an expanded discussion on options. It is not clear from the materials 
submitted what this proposed project is the best means to conserve the identified cultural heritage resources 
on, adjacent, and near this project. For example, the HIA does not question whether the building should be 
moved and whether this is the most appropriate conservation action. 
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Presenter, Heritage Planning in Niagara-on-the-Lake in association with the Ministry of Culture and the 

Regional Municipality of Niagara, Association of Municipal Clerks and Treasurers of Ontario Conference 

Restoration Case Study: Ruthven Park National Historic Site – Course Presented to Students at the School 

of Restoration Arts, Willowbank 

Presenter, Heritage Conservation Districts – The Good, the Bad & the Ugly Canadian Association of 

Professional Heritage Consultants Conference 

Presenter, Protecting Special Places: Tax Relief Incentives for Heritage Properties, OPPI/OALA 

Conference – Power of Place 

Presenter, Co-curator, The Sacred Sites Tour, Art Gallery of Hamilton, An Architectural Evaluation of the 

Sacred Sites, The Art Gallery of Hamilton, Lecture Series 

The Sacred Site Project, Research Project Exploring the Contemporary and Historical Relationships 

between Artists and Faith Communities in Hamilton-Wentworth, Art Gallery of Hamilton 

Presenter, ARCHINET, An Interactive Guide to Canadian Building Styles Paper presented at Continuity 

with Change, the 1997 Community Heritage Ontario Conference, Huronia 

Presenter, Flamborough and Its Community Identity, Wentworth North Riding Association Town Hall 

Meeting 

Presenter, Suitable Housing for Arts Groups: The Planning Process, The Art of Coming Together 

Conference, Hamilton Artists Inc. 

 

PROJECTS 

ARCHINET, An Interactive Guide to Canadian Building Styles 

Architectural and Historical Appraisal of the National Fireproofing Company of Canada (Halton 

Ceramics Limited) Burlington, Ontario, Architectural Conservancy of Ontario and the Burlington Local 

Architectural Conservation Advisory Committee 

Municipal Register of Properties of Cultural Heritage Value or Interest (inclusion of non-designated 

properties), Town of Niagara-on-the-Lake, Project Manager 

Community Vision Statement, Town of Niagara-on-the-Lake, Project Manager 

Queen-Picton Streets Heritage Conservation District Expansion Study and Draft of Revised District Plan, 

Town of Niagara-on-the-Lake 
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Dock Area Public Realm and Urban Design Master Plan, Project Manager 

Official Plan Review; Community Engagement Sessions, Background Reports, Heritage Policies, Third 

Draft of Official Plan, Project Manager 

Heritage Impact Assessment, Plan of Subdivision, 1382 Decew Road, City of Thorold 

Heritage Impact Assessment, Hotel Expansion, 124 on Queen Hotel and Spa, Old Town, Town of 

Niagara-on-the-Lake 

Heritage Permit and Minor Variance Application, 7 Queen Street (Exchange Brewery), Town of Niagara-

on-the-Lake 

Heritage Impact Assessment, Randwood Estate, Hotel Development, 144-176 John Street and 

Conservation Review Board Pre-hearing, Old Town, Town of Niagara-on-the-Lake 

Heritage Impact Assessment, 200 John Street & 588 Charlotte Street, Proposed Plan of Subdivision and 

Conservation Review Board Pre-hearing and Hearing, Old Town, Town of Niagara-on-the-Lake 

Heritage Impact Report, 1317 York Road, Consent Application, St. Davids, Town of Niagara-on-the-

Lake 

Heritage Impact Assessment, 240-246 Main Street East, Plan of Subdivision Application, Town of 

Grimsby 

Heritage Impact Report, 705 Nashville Road, Proposed Demolition, (Kleinburg-Nashville Heritage 

Conservation District) City of Vaughan 

Heritage Impact Assessment, 6320 Pine Grove Avenue, Severance Application, City of Niagara Falls 

Built Heritage Assessment and Recommendations, 133 Main Street East (Nelles House), Town of 

Grimsby 

Heritage Impact Assessment, 133 Main Street East, Application for Official Plan and Zoning By-law 

Amendments, Town of Grimsby - 2020 

Heritage Impact Assessment, 95 Cline Mountain Road, Niagara Escarpment Commission Development 

Permit Application and Heritage Permit Application, Town of Grimsby 

 

Peer Review of Cultural Heritage Impact Assessment, Proposed Development, Guelph Avenue, City of 

Cambridge 

Heritage Designation Evaluation and Regulation 9/06 Review, 4105 Fly Road, Campden, Town of 

Lincoln 

Heritage Impact Assessment, 4918 King Street, Beamsville, Town of Lincoln 
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Heritage Impact Assessment, Heritage Permit Application for Garage, 4918 King Street, Beamsville, 

Town of Lincoln 

Cultural Heritage Assessment Report, 177 Byron Street, Town of Niagara-on-the-Lake 

Heritage Impact Assessment Report, 3627 Campden Road, Town of Lincoln 

Heritage Attribute Assessment, 1389 Progreston Road, Carlisle (Former Town of Flamborough), City of 

Hamilton 

Heritage Impact Report, 17 Peel Street, City of St. Catharines (Port Dalhousie Heritage Conservation 

District) 

Heritage Impact Assessment, 30 McLaughlin Road South, Brampton, Ontario 

Conservation and Temporary Protection Plan, 9-11 Queen Street, Town of Niagara-on-the-Lake, Ontario  

Heritage Impact Assessment, 262 Main Street West, Town of Grimsby, Ontario 

Heritage Impact Assessment, 31 Queen Street South, Demolition and Construction of New Building, City 

of Mississauga (Streetsville) 

Heritage Assessment Report for Owner, 491 Pearl Street, Burlington 

Peer Review of Heritage Impact Assessment, 13 Mountain Street & 19 Elm Street, Proposed 

Development, Town of Grimsby  


