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Planning Justification 

 

Property Address:  214 Mohawk Rd.       April 16 2024     

Variances being requested: 

1. Residential Floor Area (RFA). 
The permitted RFA is 41% and this application is asking for 43.5% .  The main reason for the overage is 
as follows: 
1. To provide an office space on the main floor to facilitate work-from-home.  
2. To accommodate a separate laundry room as well as reasonably sized bedrooms with three 
washroom on the 2nd floor.  
 
The exterior front façade of the dwelling is designed to hide the additional massing associated with the 
sq. footage being requested.   This is accomplished by lowering the roof line which has the effect to 
present the house as a 1.5 storey dwelling.   There is also substantial articulation on the elevation, 
which serves to break up the massing further.   
 

 
Massing: 
DESIGN GUIDELINES 
1. New development, which is larger in overall massing than 
adjacent dwellings, should be designed to reduce the building 
massing through the thoughtful composition of smaller elements 
and forms that visually reflect the scale and character of the 
dwellings in the surrounding area. This design approach may 
incorporate: 
• projections and/or recesses of forms and/or wall planes on the 
façade(s) 
• single-level building elements when located adjacent to 
lower height dwellings 
• variation in roof forms 
• subdividing the larger building into smaller elements through 
additive and/or repetitive massing techniques 
• porches and balconies that can reduce the verticality of taller 
dwellings and bring focus to the main entrance 
• architectural components that reflect human scale and do not 
appear monolithic 
• horizontal detailing to de-emphasize the massing 
• variation in building materials and colours. 
2. New development should be designed to mitigate potential 
impacts of overshadowing on adjacent properties by avoiding 
bulky massing close to the shared property line, by stepping down 
the height of the structure, and/or by increasing the setback(s) 

from the side and rear property lines. 
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Scale: 
DESIGN GUIDELINES 
1. New development should not have the appearance of being 
substantially larger than the existing dwellings in the immediate 
vicinity. If a larger massing is proposed, it should be subdivided 
into smaller building elements that respond to the context of the 
neighbourhood patterns. 
2. In instances where the lot patterning has been altered through 
redevelopment, the scale of the new development should be 

compatible with the scale of the surrounding buildings. 
 

2. Height 
To permit a increase in height to 9.60M whereas 9.0 meters is permitted.   
 
The only part of the dwelling that extends beyond the 9m allowed height is the central gable peak.   
About 95% of the dwelling is under the height limit, it is only this small roof projection that exceeds the 
height limit, not the entire building, as demonstrated in the below image. 
 

 
 
Also, of note is that there are two new dwellings in the immediate vicinity of the subject property that 
have received approval  for additional dwelling height.   
 
228 Mohawk Rd.  – 9.75 Meter height approved April 2022 CAV A/016/2022. 
224 Mohawk Rd.  – 9.28 Meter height approved April 2022 CAV A/052/2022.  
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3. Front Yard Setback 
The applicant is requesting a front yard setback of 8.38M whereas 9.49 is required.   The main purpose 
for this request is to better align the proposed dwelling with the houses on either side.  The secondary 
purpose is to create more amenity space in the rear yard.     
 
Please see the snip below, which demonstrates the proposed position of the dwelling being more or 
less in line with the houses on either side of it.  
 
It is also important to note that the adjacent house to the south at 208 Mohawk, has a front yard 
setback of only 7.44 Meters, so substantial less than what this application is seeking. 
 
Lastly, the majority of the front of the dwelling that is consuming the reduced front yard being 
requested, is comprised of a one-storey open porch structure, the main dwelling is within the 
compliant setback.  
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4. Letters of support. 
 
Through canvasing of the immediate neighbourhood, the applicant was able to obtain 15 letters of support for 
this application, copies of which are included in this document.  
 

5. Neighbourhood Context.  
The street is in transition, with about 1/3 being newer dwellings. 

 

Four Tests: 

1. The proposed development complies with the official plan in that it is a single-family dwelling unit, 
which is similar in size and scale to many other houses on the street and in the surrounding area.    
 

2. The intent of the zoning by-law is met with this proposal because most key regulations, such as lot 
coverage, and height are being met.   
 

3. Single family dwellings of similar scale and massing are prevalent in the immediate area, therefore this 
proposal, being a single family, four-bedroom dwelling, is both desirable and appropriate.  
 

4. The proposed development is appropriate for the site and area because it will complement the fabric 
of the neighbourhood.  
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LETTER OF SUPPORT

Letter of Support
We have reviewed the plans with our neighbours for their proposed new home to be built at 214 Mohawk Rd., and have 
no objections to the minor variances being requested through the Committee of Adjustment.
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