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1. Justification Notes 

 

 

2m architects was asked to assist  the new owners, Nancy Nix and Douglas Nix, of 187 Queen St 

and their Builder Luke Marchand, LLM Projects,  in proceeding with  the mudroom and garage 

addition   proposed by the previous owner,  to the  north east side of the Home. 

 

As The Committee is aware, this property was severed  from the northerly parcel along Simcoe 

Street after a Heritage Impact Assessment, Archaeological Reports Phase 1 and 2 and Staff Report 

were submitted. 

 

As a result of the severance, Simcoe Street became the front yard of the home ad Queen Street 

became the  side street. Accordingly the easterly lot line became the rear yard. 

 

A site specific Bylaw was  created using the site plan used for  proposed severance. This  Bylaw 

includes a  setback along easterly lot line of 5.0m instead of using a more common 1.2m setback.. 

 

As a result of discussions with Heritage Committee staff, it was decided to propose the new garage 

be moved  more  easterly as feasible to further screen the garage from Queen   Street using a 

landscaped  garden along the Queen Street sidewalk. 

 

This was appreciated by Heritage Committee Staff and the Committee. 

 

This does however create need to request a variance  to reduce the easterly setback from the 5.0 m to  

2.28 m. 

 

A side door to the proposed garage along the East side would include a 1.2m x 1.0 m deep concrete 

exterior landing which requires a 1.0 m encroachment into the easterly yard setback 
 

We respectively submit the following  variance Test; 

 

1. Minor: Are the requested changes small and insignificant? 

The easterly sideyard is requested to be reduced by 2.72 m to permit the proposed garage to be 

moved easterly. A normal  sideyard would have commonly  been 1.2m. In order to minimize 

impact on adjacent property, no windows are proposed on this wall. 

It should be noted the site plan used for creation of the site specific bylaw included  a 1.5 m 

covered porch walkway on the east side which  was 3.5m from the easterly  sideyard. (see 

attached original site plan) 

 This proposed porch has been deleted.  

 



 

 

The proposed garage would have a side man door facing the easterly  lot line. This door requires 

a simple concrete landing  to step out onto. It would be approximately  300mm high, 1.2m wide 

and 1.0m deep or west to east. This would result in a 3.72 metre encroachment into the original 

5 metre rear yard, 0.22 metres over the permitted 3.5 metres or1.28 metres from the rear 

property line. 

The landing is on the ground and not visible to neighbors and Queen Street pedestrians. 

We suggest the requested changes are small and insignificant  

 

2. Desirable: Is it appropriate for the land's use and development? 

Moving the proposed garage easterly   assists greatly in screening from  Queen Street which is  

desirable . . The Use of the property as a residence  remains unchanged by this request. 

The concrete landing on the ground at the sideyard garage man  door providng a place  to step 

out onto other than grass.  

The requests are  appropriate  for the land use and development. 

 

 

3. Conforms to Bylaw: Does it fit the intent and purpose of the Zoning By-law? 

The intent of the Site Specific bylaw was to provide   for  the proposed garage. 

 Thess requests do not alter the intent of the Bylaw. 

The requests fit the intent and purpose of the Bylaw. 

 

4. Conforms to Official Plan: Does it align with the broader goals of the Official Plan?  

The Official plan recognizes the property as Built Up Area and as amended  Old Town 

Community Zoning Established Residential 

 

The requests do not alter or detract from the broader goals of the Official Plan to maintain and 

preserve Established Residential.  

 

The proposed garage encourages and  provides opportunity for the original home to continue to 

function as true  family home by making  the home more live-able for  its new owners. 

 



 

 

The requests align with the broader goals of the Official Plan 

 

2. Proposal Drawings 

 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 



 

 

 

 

 



 

 

 
 



 

 

 



 

 

3. Landscape Drawings 

 

 

 



 

 

 
 



 

 

 



 

 

4. Existing Home 

 

 
 

 



 

 

 

 
 

 

 

 

 



 

 

 

 
 

 


