
 
 

MEMORANDUM 

 
TO: Heritage Markham Committee 

 

FROM: Evan Manning, Senior Heritage Planner 

 

DATE: September 13, 2023 

 

SUBJECT: Committee of Adjustment Variance Application 

 86 John Street, Thornhill  

 Proposed Rear Addition with Integrated Garage  

 A/106/23 

    

Property/Building Description:  One-and-a-half storey detached dwelling and detached garage 

constructed in 1914 as per MPAC records. 

Use: Residential 

Heritage Status: Designated under Part V of the Ontario Heritage Act as a 

constituent property of the Thornhill Heritage Conservation 

District (“THCD”). 

Application/Proposal 

 The City has received a Committee of Adjustment (“COA”) application seeking variances to 

enable the future construction of a rear addition containing amenity space, two residential 

units, and a four car garage (tandem parking) at 86 John Street (the “Subject Property” or the 

“property”). An enclosed one-storey link is proposed to connect the rear addition with the 

north elevation of the existing dwelling. The existing garage is proposed to be removed to 

accommodate the addition; 

 An amended COA application is required as a variance for Maximum Floor Area Ratio 

(identified in red below) was not included in the initial application (see below); 

 The applicant has not yet submitted a Major Heritage Permit or Demolition Application for 

the Subject Property as they wish to first secure COA approval for the proposed variances. 

 

Requested Variances to the Zoning By-laws 

The applicant requires the following relief from By-law 2237, as amended, to permit: 

 

a) By-law 2237, amending By-law 101-90, Section 1.2 (iv): 

a building depth of 33.85 metres; whereas the By-law allows a maximum building depth of 

16.8 metres; 

 

b) By-law 2237, Section 6.1: 

a rear yard setback of 6 feet and 21/4 inches; whereas the By-law requires a minimum rear 

yard setback of 30 feet; 

 

 



c) By-law 2237, amending By-law 223-94, Section 1.2 (vii): 

a floor area ratio of 47.6%; whereas the By-law allows for a maximum floor area ratio of 

33% 

 

as it relates to a proposed rear addition with a one-storey connection to the heritage dwelling. 
 

Heritage Markham Committee 

 The Heritage Markham Committee (the “Committee”) previously considered a COA 

application for the Subject Property at its meeting on July 12, 2023; 

 As the need for an additional variance was discovered, and in response to concerns over the 

scale and siting of the proposed addition as identified by an adjacent property owner, the 

Committee deferred consideration of the application until its September meeting to provide 

the applicant time to consider revisions to the proposal. Refer to Appendix ‘D’ for a copy of 

the July meeting extract.  

 

Revised Proposal 

The proposal has been revised in response to conversations facilitated by the Ward Councillor 

between the applicant and adjacent property owners. Below is a summary of the key design 

revisions: 

 

 The rear yard depth has increased an additional 1.21ft relative to the previous iteration of the 

proposal. At its closest, the proposed addition is approximately 6ft from the rear (north) 

property line and at its farthest is approximately 15ft (note that the addition is angled so the 

setback from the rear property line increases going from west to east);  

 The ridge of the roof has been lowered 0.43m (the addition is now less than 7" above the 

existing heritage dwelling); 

 The building footprint has been reduced an additional 9.97m2;  

 The gross floor area has been reduced an additional 14.05m2; 

 The lot coverage is reduced a further 0.65% to 21.76%; 

 The building depth has been reduced by 1.55m; 

 The garage has been rotated 5 degrees to facilitate vehicle entry to the garage, thereby 

pulling the northwest corner of the garage to 9' 8-1/2" from the west property line; 

 A landscape screen has been added along the north property line. 

 

Refer to Appendix ‘E’ for a copy of the revised drawings.  

 

Background  

Thornhill Heritage Conservation District Plan 

Categorization within the THCD Plan 

 The Subject Property is categorized as ‘Class A – Buildings of Major Importance to the 

District’. As described in Section 2.2.2 (‘Building/Property Classification’) of the THCD 

Plan, Class A properties possess the following qualities: 

o They possess cultural heritage value; 

o They are buildings and properties that maintain the heritage character of the 

District pre-1900; 

o These buildings possess heritage attributes or character defining elements such as 

historic materials, features, characteristics, forms, locations, spatial configurations, 

uses or historical associations that contribute to the cultural heritage value of the 

District. For example, a building may represent a historic architectural style or may 



have historic claddings, windows, architectural features, verandas or landscape 

elements; 

o Includes properties designated under Part IV of the Ontario Heritage Act and 

buildings identified as being of architectural significance in the 1986 Heritage 

District Plan.  

Infill By-law  

 An Infill By-law was adopted by Council in 1990 (By-law 101-90) and later amended in 

1994 (By-law 223-94) to help ensure that new development would result in dwelling units 

that were compatible in size and design with existing development in the area. 

 According to the Infill Zoning by-law for this area (101-90, as amended), the maximum 

Floor Area Ratio is 33% for a Single Family Dwelling (SFD).  According to analysis 

undertaken by Heritage Section staff (“Staff”) on this subject in 1994, the maximum 

building size allowable for all properties in the District was calculated. For 86 John Street, 

33% of the Net Lot Area, would allow a dwelling and garage of 4,342.8 sq ft. The current 

proposal is for a dwelling and integrated garage of 6,240.6 sq ft. 

 

Staff Comment 

Requested Variances 

 Note that the extensive rear yard setback variance is because the garage/addition is attached 

to the main house by a link and therefore the entire building mass is considered the main 

house from a zoning perspective; 

 Staff generally have no objection to the variances from a heritage perspective. The siting and 

scale of the proposed addition does not diminish the prominence of the heritage dwelling as 

viewed from the street. Further, the introduction of new residential units represents a gentle 

form of intensification that allows the THCD to play a constructive role in addressing the 

housing shortage; 

 While the proposed floor area ratio exceeds what is permitted in the By-law, the lot coverage 

of both the existing dwelling and proposed addition is approximately 22%. Given that this is 

below the permitted maximum lot coverage of 33 1/3%, and given that the dwelling and 

addition are legible as distinct volumes, Staff are of the opinion that the scale and massing of 

the proposal does not adversely impact the heritage character of either the Subject Property 

or adjacent heritage properties; 

 Although not a heritage matter, the addition has been programmed to reduce overlook and 

privacy concerns for adjacent property owners. Those spaces that are most frequently used 

and/or require larger windows have been placed along the south and east elevations of the 

addition house where they are the farthest from adjacent dwellings. Further, the increased 

rear yard setback or the addition relative to the first iteration of the proposal reduces the 

visual impact of proposal on the property owner to the north at 4 Leahill Drive; 

 Staff also have no objection to the construction of the one-storey link as it provides the 

benefit of a weather protected circulation route between the main dwelling and the proposed 

addition while still maintaining the legibility of both as distinct elements. 

Future Removal of the Existing Garage 

 While the existing garage is identified as a heritage attribute within the THCD Plan, it is the 

understanding of Staff that the structure is in poor condition. As such, Staff have no 

objection to its removal (refer to photographs of the garage in Appendix ‘B’); 

 As the Subject Property is designated under the Ontario Heritage Act, consideration by the 

Heritage Markham Committee, and approval by City Council is required to permit the 

demolition of the existing garage. 

 



Recommended Mitigation Measures 

 In order to mitigate the visual impact of the proposed addition on the adjacent property 

owner at 4 Leahill Drive, Staff will recommend as approval conditions the installation of 6ft 

privacy fence along the Subject Property’s north property line (there is currently a wire fence 

that offers little in the way of privacy) and the planting of a landscaped buffer adjacent to the 

new fence. These approval conditions are proposed to be linked to the COA application and 

future Major Heritage Permit application, respectively. 

Conceptual Design 

 Staff are generally supportive of the design of the proposed addition from a heritage 

perspective, and recommend that the Committee delegate to Staff the review and approval of 

a future Major Heritage Permit application; 

 Note that tree removal is required to accommodate the proposed addition. Specifically, the 

spruce trees along the western property line are proposed to be removed;  

 Staff encourage the applicant to provide greater differentiation in exterior appearance (e.g. 

cladding) between the proposed addition and the heritage dwelling so as to ensure the 

prominence of the heritage resource.  

 

Suggested Recommendation for Heritage Markham  

 
THAT Heritage Markham has no objection from a heritage perspective to the revised proposal for 

86 John Street including the requested variances; 

 

AND THAT future review of a Major Heritage Permit application, and any other application 

required to enable the proposed development including a demolition permit application for the 

garage, be delegated to Heritage Section staff should the design be substantially in accordance with 

the drawings as appended to this memo. 

 

ATTACHMENTS: 

Appendix ‘A’ Location Map and Aerial Image of the Subject Property 

Appendix ‘B’ Image of the Subject Property 

Appendix ‘C’ Thornhill HCD Inventory – 86 John Street 

Appendix ‘D’ Heritage Markham Extract 

Appendix ‘E’ Revised Drawings 

 

 

 

 



Appendix ‘A’ 

Location Map and Aerial Image of the Subject Property 

 

 
Property map showing the location of the Subject Property [outlined in blue] (Source: City of Markham) 

 

 
Aerial image looking north towards the Subject Property showing the dense tree cover typical of the District 

[outlined in blue] (Source: Google Earth) 

 

 

 

 



Appendix ‘B’ 
Images of the Subject Property 

 
 

 
The south (primary) elevation of heritage dwelling on the Subject Property (Source: Google) 

 

 
Rear Garage. Note that the maple tree shown above has since been removed (Source: Heritage Section 

Photo Collection) 

 

 

 



 
 

 
Rear Garage, 2020 (Heritage Section Photo Collection) 

 

 

 

 

 

 

 



Appendix ‘C’ 
Thornhill HCD Inventory – 86 John Street 

 

 
 

 

 

 

 

 

 

 

 

 

 

 



 
 

 



 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



Appendix ‘D’ 
Heritage Markham Extract 

HERITAGE MARKHAM 

EXTRACT 

Date: July 19, 2023 

 

To: R. Hutcheson, Manager, Heritage Planning 

E. Manning, Senior Heritage Planner 

 

EXTRACT CONTAINING ITEM # 6.2 OF THE EIGTH HERITAGE MARKHAM 

 COMMITTEE MEETING HELD ON JULY 12, 2023  

6. PART FOUR - REGULAR 

6.2 COMMITTEE OF ADJUSTMENT VARIANCE APPLICATION 

86 JOHN STREET, THORNHILL 

PROPOSED COACH HOUSE (16.11) 

File Number: 

A/106/23 

Evan Manning, Senior Heritage Planner, provided a summary of the Committee 

of Adjustment variance application for 86 John Street. Mr. Manning shared 

drawings of the proposal advising that the Applicant was amenable to a revised 

rear yard setback of 6ft as requested by Heritage Section staff. Mr. Manning 

advised that from a heritage design perspective, Heritage Section staff have no 

objection to the proposed addition and requested that further approvals be 

delegated to Staff. 

Francis Lapointe, Deputant, advised that he had been retained by the adjacent 

property owner at 4 Leahill Drive to evaluate the Minor Variance application, and 

outlined his concerns to the Committee about the impact of the proposal on 

adjacent properties. Mr. Lapointe commented that the proposal was inaccurately 

described as a coach house, and that the scale and position of the addition was not 

optimal from a planning perspective. Further, Mr. Lapointe suggested that the 

addition would be better positioned at the northeast corner of the heritage 

dwelling. He also commented that the current proposal should not be considered 

acceptable based on his review of the Thornhill Heritage Conservation District 

Plan. 



Scott Rushlow, Architect, commented that the proposed addition with a garage 

was sited to ensure that the heritage building remains prominent when viewed 

from the street and to ensure minimal impact on the surrounding neighbours. 

The Committee provided the following feedback: 

 Expressed concern for the survival of on-site trees, notably those 

adjacent to the east elevation of the proposed addition; 

 Expressed concern with the scale of the addition and how it 

would conserve the character of the neighbourhood given its 

proposed size; 

 Asked if other Departments have reviewed and commented on the 

application. Mr. Manning noted that the application was reviewed 

by Urban Design and Engineering staff who provided comments 

on tree preservation and drainage, respectively; 

 Discussed deferral of the application to the Heritage Markham 

meeting in September to allow other City Departments to thoroughly 

review and comment on the application. Deferral of the Committee of 

Adjustment hearing was also recommended. 

Recommendation: 

THAT this item be heard prior to Item 6.2 to allow for deputations. 
 

Carried 

THAT consideration of this item be deferred to the September Heritage 

Markham Committee meeting. 

AND THAT the Heritage Markham Committee request that the Committee 

of Adjustment also defer the hearing on this item until after Heritage 

Markham Committee has considered the item at its September meeting. 

AND THAT the Applicant and other relevant parties meet with the 

local Councillor to further discuss the application. 

Carried 

THAT the written submissions from Francis Lapointe, representing the owner 

of 4 Leahill Drive and Valerie Burke be received; 

AND THAT the deputation from Francis Lapointe be received. 

Carried 

 



Appendix ‘E’ 
Revised Drawings 
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