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MacNaughton Hermsen Britton Clarkson Planning Limited 
(“MHBC”) prepared this Urban Design Brief for Gemini Homes in 
support of an application to amend the City of Guelph Zoning 
By-law to permit the development of 103 and 105 Victoria Road 
North (“site” or “subject lands”). 

The subject lands are located in Guelph at the northeast corner 
of Victoria Road North and Cassino Avenue and have an area 
of 1.4 hectares (14,073.5 square metres).  The proposal includes 
the redevelopment of the rear portion of the subject lands 
with a townhouse development, the retention of the existing 
single detached homes fronting on Victoria Road and creation 
of a new lot at the corner of Victoria Road and Cassino Avenue.  
The townhouse component includes 44 units, accessed by a 
driveway from Cassino Avenue.

POLICY FRAMEWORK

The subject lands are designated Low Rise Residential by the 
City of Guelph Official Plan which permits detached, semi-
detached and duplex dwellings as well as multiple residential 
buildings, such as townhouses and apartments.  The maximum 
permitted height is three storeys and the maximum permitted 
density is 35 units per hectare. The development proposal 
conforms with the Official Plan designation.

A Zoning By-law Amendment (ZBA) is required to rezone the 
lands from Urban Reserve (UR) to R.1A for the lots fronting 
Victoria Road North and R.3A with site specific provisions for the 
townhouse component.

PURPOSE OF THIS URBAN DESIGN BRIEF

The purpose of this Urban Design Brief is to describe the 
physical arrangement of the development proposal, provide 
design direction that supports the efficient use of infrastructure, 
provides for an investment in the area and promotes active 
transportation and describe how proposal is consistent with 
and supportive of City of Guelph policies and design directives.  

This design report has been prepared in accordance with the 
City of Guelph Terms of Reference for Urban Design Briefs 
(June 2019) and urban design comments from “Record of Pre-
Submission Consultation” meeting held on October 28th, 2020. 
Site plan approval will be required to address more detailed 
building and site design matters.  At that time, this report will 
assist in providing direction for the site plan approval.

OUR APPROACH 

In response to the planned function defined in the City of 
Guelph Official Plan, the City of Guelph Urban Design Manual 
and the design vision for the site, MHBC has prepared this 
Urban Design Brief to explain and illustrate how the proposed 
development represents an appropriate design solution and 
has met City’s design directives as well as overall planned urban 
structure and growth objectives. 

The document begins with analysis of the site and the 
influential surrounding context.  The design vision and objects 
are described in Section 3 within this site context.  Section 
4 details the conceptual plan and its various components.  
The document concludes with a review of applicable design 
policies and directives and how the development proposal 
complies with or impacts are mitigated through design.  

INTRODUCTION
1.0
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LOCATION AND SITE CHARACTERISTICS

The subject lands are located approximately 2.5 kilometres 
north of downtown Guelph at the northeast of the Victoria 
Road North and Cassino Avenue.  The subject lands have an 
area of 1.4 hectares (14,073.5 square metres) and presently 
contain two single-detached dwelling along Victoria Road 
North and a detached garage structure within the central part 
of the site.  

The subject lands are rectangular in shape with approximately 
90 metres of frontage on Victoria Road North and 154 metres 
of frontage on Cassino Avenue. The two existing homes have 
mature trees and vegetation associated with the single family 
landscaping.  The northeast corner of the site has a dense mix 
of brush including trees and shrubs.  Along Cassino Avenue the 
property has a thick brush / hedge row.  

CONTEXT
2.0

INSERT: Air photo of subject lands
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STREET NETWORK

The subject lands are well connected to the City’s street 
network via Cassino Avenue and Victoria Street North.  Victoria 
Street North is an arterial road with a right-of-way width of 
approximately 30 metres, two travel lanes in each direction, no 
street parking and sidewalks on both sides.  It runs north-south 
providing connections across the city, including employment 
uses at York Road and the future Innovation District (planned 
for 8,500 jobs). Victoria Road North also connects to a number 
of arterial streets that head directly into Downtown Guelph 
(Eramosa Road, York Road, Grange Street and Elizabeth Street).   

Cassino Avenue is a local road with a right-of-way width of 
approximately 20 metres.  It has a single travel lane in each 
direction, sidewalks on both sides and no street parking.  
It extends north to Hadati Road and south of Victoria to 
Stevenson Street North.  Palermo Crescent intersects with 
Cassino Avenue near the site.

The local street network around the site is reflective of a 
curvilinear loop design featuring some cul-de-sacs with 
limited connectivity.  There are long segments of street with 
little interruptions; however this is offset with a number of trail 
connections and mid-block walkways that provide more direct 
pedestrian routes to nearby destinations and amenities.

ACTIVE TRANSPORTATION

According to the Schedule 6 of the Official Plan, there is an 
existing city trail along Cassino Avenue that connects to trails 
east and west of the site and to the greater City of Guelph trail 
system including the trail along the Hadati Creek open space.

The site has access to some bike infrastructure.  There are 
dedicated bike lanes on Victoria Road North north of Eastview 
Road and south of York Road and on Elizabeth Street west of 
Victoria Road North.  A bike lane is proposed on Victoria from 
York Road to Eastview Road and a signed route is proposed 
along Cassino Avenue. 

The pedestrian realm along Victoria Road North is moderate 
given that there is a dedicated walkway on both sides of the 
road and single detached homes front directly onto this road.  
There is a dedicated pedestrian crossing with signals at Cassino 
Avenue and the next one is 500 metres south at Grange Road 
and 650 metres away north at Eastview Road.

View of Victoria Road North looking south with subject lands on the left
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TRANSIT

The site has good access to existing Guelph Transit routes.  
Route 13 (Victoria Recreation Centre) heads east along Cassino 
with a stop just east of Victoria and then travels north along 
Hadati Road to Eramosa Road providing easy connections to 
downtown.  

Its a comfortable walking distance (~600 metres) to stops 
for Routes 17/18 north of the intersection of Eastview Road 
and Victoria Road and stops for Route 14 to the south at the 
intersection of Grange Road and Victoria Road (~500 metres). 

SURROUNDING USES

The subject lands are located within an established, primarily 
residential neighbourhood known as Grange Hill East.  The 
surrounding area is characterized by a range of low rise 
residential development, generally comprised of single-
detached and semi-detached dwellings, townhouses and low-
rise apartments.  

The residential neighbourhood is complemented by 
community facilities and neighbourhood commercial-type 
uses. The surrounding context is described in detail below and 
illustrated on Figure 2 to this report.  

PARKS AND OPEN SPACE

The property is well served by existing parkland. Palermo Park 
located less than 250 metres is a small parkette that provides 
connections to the outdoor recreation facilities associated with 
St. James Catholic School.  In addition, the site is well served by 
3 neighbourhood parks.  It is 350 metres from Peter Misersky 
Park, 400 metres from Franchetto Park and 700 metres from 
Green Meadows Park all which have walking paths, a play 
structure, and play fields.  

AMENITIES

The site is approximately 500 metres from St. James Catholic 
High School and St. John Catholic Elementary School. It is 950 
metres from Ottawa Crescent Public Elementary School and 
John Galt Public Elementary School and 1.2 kilometres from JF 
Ross Secondary School. The Victor Davis indoor pool is located 
at Hadati Road and Victoria approximately 700 metres from the 
site.

At the south east corner of Victoria Road North and Grange 
Road is a commercial shopping centre which includes a 
number of retail amenities. The closest grocery stores are 
located approximately 1.5 kilometres away on Eramosa Road 
around Stevenson Street North.

View of Cassino Avenue at Palermo Crescent looking northeast with subject lands on the left
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BUILT FORM 

Single detached, one storey homes with attached front 
garages are the predominant built form type in the 
immediate area.   In addition, there are several townhouse and 
low-rise apartment developments in the area, including a  
large townhouse development adjacent to the northwest of 
the site. This development is known as Victoria Hollow and is 
comprised of 91 units

Notable buildings in the area include the Victoria Road 
Recreation Centre, which consists of approximately 75, 000 
square feet of space and the St. John’s Parish Church on 
Victoria Road North south of the site which features a distinct 
architectural post-modernist style.  

SUMMARY

In summary, the subject lands are located in a transitional 
area, meaning that northeast of Victoria Road North the built 
environment is generally defined as suburban in nature with a 
lower overall density, modified loop street network with some 
cul-de-sacs, and more separated uses.  It is well served by an 
extensive network of trails.  Southwest of Victoria Road the 
built form between the site and downtown Guelph transitions 
from a more traditional, more dense urban form to a post war 
urban form. This area has a more connected street system and a 
greater variety in built form types.

Given the site’s surrounding context and the uses adjacent to 
the site, it is appropriate for redevelopment of more intense 
residential uses that are more pedestrian and transit focused, 
are connected to the existing street network, and compatibility 
with adjacent low density residential uses.
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NORTH: Adjacent to the subject lands is a townhouse 
development (Victoria Hollow) with frontage on Victoria Road. 
Further north, at the southeast corner of Victoria Road and 
Hadati Road is the Victoria Road Recreation Centre and Victor 
Davis Pool.  A three-storey apartment building is adjacent to the 
Victoria Road Recreation Centre.

SOUTH:  Residential development, generally comprised of one 
storey single-detached dwellings are located to the south of 
the subject lands along Cassino Drive and Palermo Crescent.  
Further east is Palermo Park and institutional uses including 
an elementary school (St. John Catholic School), a secondary 
school (St. James’ Catholic High School) and a church (St. John’s 
Parish). A commercial plaza is adjacent to the institutional uses 
at Grange Road and Victoria Road North. 

EAST: Single-detached dwellings fronting on Cassino Avenue 
and Hadati Road are located to the east of the subject lands.  
East of Hadati Road is Peter Misersky Park and a townhouse 
development.

WEST: West of the subject lands are low rise residential uses, 
generally comprised of single-detached dwellings, located 
on the west side of Victoria Road North.  Commercial and 
institutional uses, including John F. Ross Secondary School, are 
located further east, along Eramosa Road.  

Image of the Victoria Hollow townhome development to the 
north of the site.

Image of the existing single family homes along Cassino 
Avenue across from the subject site.

Image of existing homes east of the site.

Image of the existing single family homes along Victoria 
Avenue North across from the subject site.
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The proposed development includes a mix of 2 and 3 storey 
townhomes that provide an appropriate transition and 
are compatible with existing development, including the 
townhouse development to the north, single-detached 
dwellings along Cassino Drive and the character of Victoria 
Road North. A more compact built form is proposed that 
supports the efficient use of infrastructure and community 
investment in the area and promotes a greater share of travel 
trips via walking and cycling.

A contemporary, urban architectural style is envisioned for 
the townhomes that are 2 and 3 storeys in height and feature 
attached garages and front porches or stoops facing the 
internal driveway and Cassino Avenue defining a strong street 
edge.

To transition from the existing single-family detached homes 
on Cassino Ave, 2 storey townhomes are planned to front onto 
Cassino Ave and internal to the site 3 storey townhomes are 
proposed adjacent to the existing condominium townhomes 
north of the site.  The internal townhomes will be accessed via 
a private driveway that aligns with the existing intersection of 
Palermo Crescent and Cassino Avenue.  The internal driveway, 
although private in tenure, will be treated in a similar design 
manner as that of a public street with connected sidewalks 
and homes fronting directing onto the internal street system.  
An outdoor amenity space will be provided internal to the site 
to provide future residents with a central gathering place and 
outdoor passive recreation.

The vision includes retaining the existing homes on Victoria 
Road North and adding a third single detached home lot at the 
corner of Victoria Road and Cassino Avenue.

DESIGN OBJECTIVES

The following design objectives provide direction for 
determining the most appropriate design.

Develop the site in an efficient manner that supports a compact 
urban form and walking and cycling.

1/ Create a residential infill that transitions appropriately 
from existing single detached homes to condominium 
townhomes that surround the site.

2/ Front townhomes directly onto Cassino Avenue, where 
possible, to create a residential streetscape that is 
pedestrian friendly. 

3/ Connect an internal driveway to Cassino Avenue at the 
intersection of Palermo Crescent. 

4/ Provide for an orderly arrangement of cluster townhomes 
that face onto a logical internal street network. 

5/ Centrally locate a common amenity parkette for the future 
residents that provides places to gather, play, collect mail, 
and enjoy the outdoors. 

6/ Establish a safe, interconnected, and accessible pedestrian 
realm throughout the site.

7/ Achieve a high-quality level of architectural design and 
construction that has a distinct identity and style reflective 
of the current time.

8/ Use appropriate landscaping and plantings to enhance the 
pedestrian realm within the site and along the street.

9/ Ensure safety and security by utilizing CPTED principles.

10/ Minimize the visual impact of utilities and services on the 
pedestrian realm within the site.

11/ Plan sufficient locations for snow removal and storage. 

12/ Use low-maintenance, drought-tolerant plantings that are 
appropriate to the local climate and weather connections.

DESIGN VISION & CONCEPT
3.0
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CONCEPTUAL PLAN
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CONCEPTUAL PLAN

Based on the site context, redevelopment vision and review of 
the City’s Official Plan, the site is proposed to be develop into 
a condominium townhome block consisting of 44 units in six 
blocks ranging in size from six to eight units, with two blocks 
fronting directly onto Cassino Avenue.  The two existing homes 
fronting Victoria Road North will remain on newly defined 
separate lots and a third single family lot will be added to this 
frontage. 

The components of this conceptual plan will be facilitated 
through the proposed Zoning Bylaw Amendment to which this 
Urban Design Brief supports and future Site Plan Approval. The 
proposed development is described as follows:

BUILT FORM AND MASSING

The proposed townhomes have been designed to be 2 and 3 
storeys in height, feature 2-3 bedrooms and be approximately 
1,600 – 2,000 square feet.  Each townhome unit will be about 
5.9 metres in width and 13.9 metres (45 Feet) in depth. Each 
unit will feature a front accessed attached single car garage and 

have its primary entrance along the front façade.

Townhomes will face onto Cassino Avenue and to the internal 
street network and be setback from the street to the garage 
and porch a minimum of 6 metres.  Every townhome block has 
been sited to have a rear setback of at least 4.5 metres from the 
property boundary and a minimum interior sideyard of at least 
1.5 metres.  A minimum of 11 metres is provided between end 
of building and rear wall of closest adjacent building. 

The proposed residential uses are compatible with the existing 
residential uses adjacent to the site.  The conceptual plan has 
been arranged to provide an appropriate transition from the 
existing single detached homes on Cassino Avenue to the 
proposed townhomes. 

DENSITY

The subject site is currently 1.407 hectares in size and proposed 
to have 44 units which will result in a density of about 45.5 units 
per hectare. 

ARCHITECTURAL STYLE & ARTICULATION

The proposed townhomes will feature a contemporary 
architectural style that will be articulated through an interesting 
mix of materials to define vertical and horizontal elements, 
large windows and articulated entrance features (canopies and 
porches).

AMENITY SPACE

Each townhome will feature a private outdoor amenity space in 
the rear in the form of an exclusive use patio area at grade.  This 
patio area will be about 20 square metres in size. In addition,  a 
395 square metre outdoor common amenity area is proposed 
to be centrally located on the northern portion of the site. This 
common amenity space will provide residents a place to 
gather, enjoy the outdoors and play.  

CONNECTIONS AND ACCESS

The conceptual plan has logically arranged the townhome 
blocks and internal streets considering the existing homes and 
street network.  The new driveway has been located to align 
with the existing intersection of Cassino Avenue and Palermo 
Crescent.   The internal streets are proposed to be 6.5 metres 
wide with a 1.5 metre wide sidewalk on one side. The street has 
been sized to allow sufficient space for traffic in both directions 
and appropriate turn around at the dead ends.
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PARKING

Parking will be provided for each unit through an attached 
single car garage and driveway.  An additional 9 surface 
perpendicular parking spaces including 1 barrier free space will 

be provided. 

LANDSCAPING

The conceptual plan will feature approximately 45% of the site 
area for landscaping.  A landscape plan has been provided in 
support of the application and consists of a mix of trees, shrubs, 
ground cover and perennials that will be planted to provide 
interest and compliment the built form.  

Rendering of the Proposed Townhomes
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CITY OF GUELPH OFFICIAL PLAN

The City of Guelph Official Plan (the “Official Plan”) provides 
direction on urban design, permitted land uses, building 
heights and development densities.

The Official Plan defines an urban structure and planned 
functions as well as development and land use policies that 
support the City’s SmartGuelph principles.  The Plan promotes 
the creation of compact, complete, multi-modal communities 
that have iconic spaces and encourage social, economic, and 
cultural interaction.  It requires that new buildings be designed 
to address the street and complement existing neighbourhood 
character while promoting diversity in urban form and 
architectural design.  It promotes a more compact urban form 
that creates a comfortable, walkable and pedestrian friendly 

public realm.  

The subject lands are located within the Built Up Area and 
therefore development of the site contributes to the City’s 
intensification target (Section 3.7.1-3) and supports a more 
compact urban form. A compact urban form is defined in the 
Official Plan as a land use pattern that encourages the efficient 
use of land, walkable communities, mixed land uses, is in 
proximity to transit and reduces need for infrastructure.  

Intensification is generally supported in the built-up areas in 
so much that an appropriate transition to adjacent areas is 
achieved, attractive and vibrant high quality public open space 
are created and development supports transit, walking and 
cycling for everyday activities (Section 3.7.3).Intensification of 
the subject lands is desirable and appropriate as the lands are 
currently underutilized in a central urban area that is well served 
by transit, existing infrastructure and community services, and 
walkable to a number of existing daily activities.  

The subject lands are a 15 minute walk (1.2 kilometres) to the 
Intensification Corridor on Eramosa Road around Stevenson 
Street North, a 20 minute walk (1.6 kilometres) to the 
Intensification Corridor on York Road north of Victoria Street 
North and 2.5 kilometres (10 minute bike or 30 minute walk) to 
the centre of Downtown Guelph.

The subject lands represent intensification in the built up area 
in a manner which is compatible with the adjacent land uses.  
Residential uses are generally compatible with other residential 
uses in so much that they are designed to mitigate negative 
impacts.  The proposed townhomes create no negative impacts 
on adjacent single family uses. Appropriate transition could also 
be achieved through a generous sideyard (+/- 3metres) and 
strategic landscape plantings.  

URBAN DESIGN

Section 8 of the City’s Official Plan contains urban design 
policies and identifies key principles and objectives that apply 
to the design of residential homes including singled detached 
and townhouses.  

Sustainable Urban Design

Policy 8.1.1 states that “The design of site and building 
development will support energy efficiency and water 
conservation through the use of alternative energy systems or 
renewable energy systems, building orientation, sustainable 
building design, low impact stormwater infiltration systems, 
drought-resistant landscaping and similar measures”. 

Trees will be planted to enhance the surrounding tree canopy, 
provide cooling to the site and shading to pedestrian areas. A 
landscape plan has been provided in support of the application 
and provide details regarding site landscaping and will consider 
the above mentioned policy. 

The project is currently at the Zoning By-Law Amendment 
stage, and details relating to potential sustainable measures 
for the engineering design and building design have not been 
determined. Sustainable building measures will be considered 
during site plan approval.  However, the development will 
be designed to be Energy Star Certified. Engineering will be 
designed to meet current standards for retention of stormwater 
management on site.  

POLICY REVIEW & RESPONSE
5.0
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Policy 8.1.2 states that “New development shall be integrated 
with the existing topography where possible to maintain the 
physical character of the area and minimize the amount of 
grading and filling required”. 

Overall site grading has been designed to generally match 
existing road grades and perimeter grades. 

Public Realm

Policy 8.1.2 states that “New residential developments shall be 
designed to be integrated and connected to surrounding 
existing neighbourhoods; providing full pedestrian and 
vehicular access including access to transit”. 

The proposed concept plan has been organized and arranged 
to integrate and connect with the existing neighbourhood 
in terms of built form and connections for pedestrians and 
vehicles.  Development of the subject lands will fill in a 
underutilized parcel of land within an existing urban fabric that 
is already connected to services and amenities.

Policy 8.1.11 states that “New development shall be designed to 
contribute to a pedestrian-oriented streetscape. This may be 
achieved through the use of strategies that are appropriate for 
the proposed development and the site’s context such as: 

i) locating built form adjacent to, and addressing, the street 
edge; ii) placing principal building entrances towards the street 
and corner intersections; iii) maintaining or extending a 
continuous building façade or streetwall along the street;  iv) 
providing for active uses that provide an interface with the 
public realm that enhances the liveliness and vibrancy of the 
street (e.g. seating, cafés, patios, displays); v) incorporating 
weather protection measures such as canopies, awnings, 
building projections or colonnades, where possible;  vi) 
ensuring that street elements are coordinated with those within 
the public street right-of-way; and vii) ensuring that the 
placement of above-ground utilities do not visually detract 
from a cohesive streetscape through such strategies as 
clustering utilities in appropriate locations or containing them 
in other streetscape features.”

The proposed concept plan has been designed to orient 

townhouse blocks towards the public street where possible 
to form a strong street edge with principle entrances facing 
the street. During site plan approval, care will be taken to 
ensure that street elements and utilities are coordinated in the 
streetscape and do not cause a negative visual impact.

Built Form: Low Rise Residential Forms

Policy 8.5.1 states that “To create visual interest and diversity in 
the built environment, a wide variety of architectural designs 
are encouraged. However, new buildings proposed within older, 
established areas of the city are encouraged to be designed to 
complement the visual character and architectural/building 
material elements found in these areas”. 

The surrounding homes on Cassino Avenue do not possess 
a consistent visual character or architectural style. A mix of 
residential bungalow styles with single car attached garages 
are defined by low slung hipped and gabled roofs and a 
mix of materials.  The proposed development will ensure that 
the new townhouse development complements the 
residential vernacular of the area and provide visual interest to 
the street.

Policy 8.5.2 states that “Dwellings should be sited with a 
consistent setback to provide human scale streets. Designs 
should incorporate features such as prominent entrances and 
front porches to encourage social interaction and allow for 
views along the street”. 

The existing homes on Cassino Avenue are setback from the 
street no more than 8 metres.  Zoning requires a minimum 
setback of 6 metres. The existing homes to the north of the 
subject lands are located on the internal curve of Cassino 
Avenue and therefore have setbacks at varying depths.  The 
proposed townhome blocks fronting onto Cassino Avenue 
will be setback 7.6 metres from the street to create a strong 
street edge and define a comfortable pedestrian realm.  The 
difference between setbacks of the existing homes will not be 
noticeable given their placement on the curve and no negative 
impact will result.
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Policy 8.5.3 states that “To ensure garages do not dominate 
the streetscape in new development and to promote “eyes 
on the street” the Zoning By-law shall limit their width such 
that garages do not generally exceed half the width of the 
house. Furthermore, the Zoning By-law shall limit garage door 
projection so that most garage doors are recessed and do not 
project ahead of the front wall of the house”. 

The proposed townhomes have been designed to mitigate the 
impact of front attached garages on the street.  The proposed 
townhomes have a maximum building coverage of 34.2% 
where attached garages will be designed as an integral part of 
the unit. Large windows on both lower and upper floors and 
front porches/stoops will promote natural surveillance and “eyes 
on the street”. 

Parking

Policy 8.12. 8. States that “Surface parking areas adjacent 
to ground-related residential uses should be separated by a 
landscape strip incorporating combinations of landscaping 
and/or decorative fencing or walls”.

The proposed conceptual plan proposes a 1 metre side yard 
and 1.8 metre sidewalk adjacent to the townhomes (Building A 
and B). This space can be used for landscaping or fencing.

Access, Circulation, Loading and Storage Areas

Policy 8.13.3 states that “Private roads and internal driveways 
required for site circulation shall be designed to be comfortable 
for pedestrians, cyclists and vehicles. They should be physically 
defined by raised curbs and, where appropriate, landscaped 
where they intersect with a parking area or driveway. Internal 
driveways or roads will be used to divide large sites into a grid of 
blocks and roadways to facilitate safe pedestrian and vehicular 
movement. Internal driveways will be designed to interconnect 
with adjacent properties to create an overall cohesive and 
integrated circulation network”.

The conceptual plan illustrates how the site has been 
designed with an internal street and sidewalk system to ensure 
comfortable and safe pedestrian and vehicular movement. 

Pedestrian and vehicular traffic are separated and appropriately 
defined. The proposed intersection has been located on Cassino 
Avenue aligned with the existing Palermo Crescent and Cassino 
Avenue intersection.  The driveway is located to contribute to a 
cohesive transportation network, integrated with existing roads 
and provides adequate separation from adjacent intersections 
along Cassino Avenue.

Policy 8.13.4-5 require that “well-articulated and distinct 
pedestrian walkways should be placed along a building street 
frontage and linked to public boulevards, public sidewalks, 
transit stops, trail systems and other pedestrian systems. 
Pedestrian systems shall incorporate landscaping, pedestrian 
scale lighting and be defined by distinct materials and/or raised 
walkways.”

There is an existing sidewalk along the subject lands frontage 
on Cassino Avenue and Victoria Street North that will be 
preserved in the design of the proposed development.  The 
internal driveways will have a 1.8 metre sidewalk connected 
directly to the public sidewalk system on Cassino Avenue.  
Landscaping, lighting and materials used will promote the 
pedestrian realm within the site and will be defined during site 
plan approval.

Lighting 

Section 8.16 of the Official Plan requires that all sites and 
buildings have sufficient levels of lighting for safety and 
identification and that lighting shall be oriented and shielded 
to minimize the infringement of light or glare on adjacent 
properties and to preserve the night sky. It requires that there is 
adequate pedestrian-scaled lighting on walkways and parking 
areas.

Details regarding the lighting plan for the site and homes will 
be provided during site plan approval.  The lighting plan will 
ensure the above policies are met.
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Landscaping and Development 

Section 8.17 has policies regarding landscaping and buffer 
strip requirements, including appropriate plant material for 
new development. It states that landscaping shall: i) create 
visual interest by framing important views and focal points; ii) 
stabilize slopes and, where appropriate, naturalize areas of a 
site; iii) complement built form; and iv) contribute to the creation 
of a high-quality public realm.  This section also promotes the 
planting of trees to help define the streetscape and image of the 
area. 

A Landscape Plan has been prepared in support of this Zoning 
By-law Amendment application. Proposed landscaping has 
been designed to complement the built form and contribute 
to the public realm, including the Cassino Avenue Streetscape.  
The common amenity area will be appropriately designed as a 
focal point for the development. 

Safety 

Policy 8.18.1 requires that sidewalks are visible, accessible 
and aligned with well-used public spaces. Policy 8.18.2 states 
that “new development should be designed in a manner that: 
i) provides opportunity for informal surveillance of outdoor 
spaces (“eyes on the street”), including public parks, streets 
and parking areas; ii) clearly marks the transition or boundary 
between public and private spaces; iii) includes materials that 
allow for the built environment to be effectively and efficiently 
maintained; iv) provides adequate lighting in accordance with 
Sections 8.14, 8.15 and 8.16 of this Plan; and v) provides for 
multiple walking routes, where appropriate.”

The proposed concept plan includes sidewalks along one 
side of the new internal street system. The concept plan 
supports the Crime Prevention through Environmental 
Design (CPTED) design principles including opportunities for 
informal surveillance by providing “eyes on the street” through 
townhomes that face and front the street, visible entrances with 
porches/stoops and large windows overlooking the street and 
open spaces.  

In addition, through the site plan approval process, the 
landscape design will consider visibility, sight lines and active 
presence.  Appropriate levels of lighting will be provided 
throughout the site.

Accessible Design 

The Official Plan requires the implementation of accessibility 
standards and designs through development, including 
transportation and parking in accordance with the Accessibility 
for Ontarians’ Disability Act and the Ontario Building Code 
(Section 8.19.1). 

The development will be consistent with the Accessibility for 
Ontarians with Disabilities Act, 2005 (AODA) and the Ontario 
Building Code (OBC). The detail of the AODA features will be 
confirmed through the site plan process to ensure adequate 
accessible parking is provided on site and universal access is 

provided.

CITY OF GUELPH URBAN DESIGN MANUAL

The Guelph Urban Design Manual (November 2017) 
demonstrates and provides guidance on the use of urban 
design excellence to create a complete and distinctive 
community that enhances the sense of place enjoyed by 
its citizens consists of three parts. Volume 1 contains the 
overarching urban design vision which supports the policies 
and objectives of the Official Plan, Volume 2 details the Urban 
Design Action Plan, and Volume 3 provides design standards.  
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BUILT FORM STANDARDS FOR MID-RISE 
BUILDINGS AND TOWNHOMES

Volume 3 includes Volume 3C: Built Form Standards for Mid-rise 
Buildings and Townhomes (April 2018) and address issues such 
as buildings, massing, setback, coverage, stepbacks, parking and 
lighting.  This document was consulted during the design of the 
conceptual plan for the subject project. 

The purpose of the design standards are to ensure that the 
development and design of townhomes are appropriate 
based on the existing context and contemporary urban design 
practices.  These standards provide guidance and interpretation 
to assist in implementing the Official Plan policies as well as 
recommendations for the future comprehensive zoning by-law 
update. 

These standards apply to the entire City except for downtown 
and were inform by Official Plan policy direction to achieve 
a compact built form that is high quality, sustainable and 
provides a strong pedestrian environment. 

The following Design Principles relate specifically to the vision 
for townhouses. Townhouses should:

1/ Contribute to creating visual interest and diversity in 
the built environment. However, new buildings within 
older, established areas of the City are encouraged to 
be designed to complement the visual character and 
architectural design elements found in these areas;

2/ Offer direct access to outdoor spaces and amenities;

3/ Site buildings with a consistent setback to provide human-
scaled streets, including the provision of appropriate 
setbacks to streets and separation distances between 
townhouse groupings;

4/ Establish clear requirements within landscaped setbacks 
that promote the conditions for mature tree growth;

5/ Consist of frontages lined with street trees and connected 
sidewalks; and

6/ Locate and design garages and parking to minimize visual 
impacts on the streetscape through parking below-grade 

or along rear lanes, wider townhouse units and well-
considered at-grade parking areas. 

7/ Look at opportunities to provide accessible townhouse 
units.

The following table summarizes the design standards for the 
proposed development and how the conceptual plan adheres 
or response to the recommended standards outlined in the 
Urban Design Manual.  Where the standard is different from the 
recommended, a discussion about the appropriateness of the 
deviation follows.

BUILDING MASSING, SCALE AND TRANSITIONS

Building massing and scale refers to the size, shape and form 
of a building. Transition refers to how a building responds 
to the adjacent land uses or built form to mitigate negative 
impacts such as excessive shadowing, wind and lack of privacy. 
Townhouses should provide appropriate transitions to other 
buildings, low-rise neighbourhoods, cultural and natural 
heritage, parks and open spaces, and other sensitive uses. 
This may be done through considerations given to building 
orientation, setbacks, stepbacks, angular plane, relationship to 
grade, and land uses.

Front yard setbacks on infill sites should match the existing 
residential front yard setbacks.

The front yard setback for the townhomes on Cassino Avenue 
are 7.6m and within the range of front yard setbacks on 
adjacent lots.

On-street and off-street townhouses should have a minimum 
rear yard setback of 6 metres to ensure adequate rear yard 
space.

A minimum rear yard setback of 4.5 metres is proposed.  4.5 
metres is an adequate amount of space to ensure site grading 
can meet existing grades and to provide the minimum required 
private amenity area of 20m2 per unit (6.1x4.5m).
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Townhouses should have a minimum separation distance of 9 
metres where a rear yard of one townhouse is adjacent to a side 
yard of another. The rear separation distance between any two 
clusters, stacked, or back-to-back townhouse blocks, should be 
a minimum of 15 metres to allow for walkways, landscaping, 
and services, and to allow for sunlight access and privacy for 
individual units.

The conceptual plan proposes 11 metres between Buildings A 
and E and buildings A and F. This distance is sufficient to allow 
for privacy between townhomes and rear yard amenity space.

Townhouses should use the existing natural grade and be 
designed to complement adjacent developments where 
possible.

The detailed grading design will be determined at the Site Plan 
Stage.

Townhouse blocks are to consider existing trees and grades. 
Such features should be embraced on the site as assets.

 The westerly lot line for the proposed townhouse block was 
determined to respect existing trees to the rear of the homes 
fronting on Victoria Road North.

GROUND FLOOR AND STREET EDGE DESIGN

Garages should not project further than the main building.

Garages are proposed to be aligned with the front stoop of the 
building and will not project ahead.

To promote a positive relationship between buildings and the 
street it is recommended that the sill of the grade related front 
door be no higher than 1.2 metres above the height of the 
sidewalk, unless there are topographical changes on the site. 
In such cases, an average of 1.2 metres to a maximum of 1.5 
metres is appropriate.

The detailed grading design will be determined at the Site Plan 
Stage.

Porches and stairs are permitted to encroach up to 2.5 metres 
into the front setback.

Detailed elevations, including the dimensions of porches, will 
be determined at the site plan stage.

ARTICULATION, FAÇADE DESIGN AND MATERIALS

A range of high-quality materials for façade design are 
encouraged to promote visual diversity in texture and colour, 
reflecting varied built form materials used within Guelph, 
including brick and stone. The use of large areas of vinyl and 
EIFS are strongly discouraged. Primary building elevations 
(those that contain the principal building entrance) should 
feature a high level of façade articulation. Secondary building 
elevations (those that do not feature the principal building 
entrance) should complement the primary building façade 
through a similar level of design. Townhouses located on corner 
sites should be designed to have 2 primary facades with an 
equal level of articulation on each street oriented façade.

The proposed townhomes will feature a mix of high-quality 
materials on the front exterior façade to create a high level of 
articulation and beautiful exterior expression of the 
townhomes.  Secondary elevations will be complementary to 
the primary front façade and details will be provided during site 
plan approval.

The townhome blocks with units exposed to the public realm 
will have a side elevation that has an equal level of design as the 
primary front.  

Secondary elevations will be complementary to the primary 
front façade and details will be provided during site plan 
approval.
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Façades should feature designs that emphasize a variety 
between units and highlight the building elements including 
windows, projections, recesses and canopies.

The proposed façade has been designed to articulate the 
building elements including the second and third storeys, 
front entrance and canopy over the stoop. Instead of a variety 
between units, a consistent façade design has been utilized to 
create harmony and a sense of calm, balanced contemporary 
style as opposed to variety for the sake of variety which is a 
node to a more traditional style. The same exterior façade for 
all units can have a strong and beautiful impact and references 
historic brownstones and rowhomes that traditional had 
identical facades and compliment the surrounding character of 
the area.

SITE ORGANIZATION AND DESIGN 

The conceptual plan illustrates an efficient site design that has:

1/ Established a good relationship between buildings and the 
street;

2/ Provided appropriate transition zone between the building 
and the street right of way;

3/ Created a balance between built form and open space;

4/ Reduced the visual impact of parking;

5/ Encourages healthy lifestyle choices, such as active modes 
of travel;

6/ Contributes to greening streets and development sites;

7/ Creates connections to adjacent streets; and

8/ Respects site constraints such as existing trees and grading, 
engineering requirements, utilities, and noise.

SUSTAINABLE SITE DESIGN

Sustainable site and building design is encouraged that reduces 
energy and water consumption, improves air quality, water 
quality, and waste management (OP Policy 8.1.1).Site design 
should promote alternative modes of transportation including 
walking, cycling and public transit.

Utilization of this vacant land within an existing urban 
neighbourhood promotes a more sustainable form of 
development that promotes alternative modes of travel and 
utilizes existing infrastructure.

Building location and orientation should maximize exposure to 
natural light and consider microclimate effects.

The proposed height and mass of buildings will not create 
negative microclimates within the site or on adjacent 
properties.  

Low Impact Development (LID) measures should be 
incorporated as part of site landscaping (in areas determined 
to be appropriated by City Staff) (OP Policy 8.1.1). Permeable 
paving is encouraged for patios and passive use areas, but 
should only be used where a regular maintenance plan can be 
implemented.

Site Plan design and approval will consider and evaluate the 
effectiveness of LID measures and techniques as part of the site 
design.

Indigenous plant species that are drought and salt resistant 
are recommended and should be the predominant type of 
landscaping used. The establishment of pollinator habitat is 
also encouraged (OP Policy 8.1.1).

Details regarding the landscaping plan will be provided during 
site plan approval but will utilized drought and salt resistant, 
low-maintenance plants as well as the appropriateness for 
pollinating supportive plantings.

A focus on consolidated landscaped areas that support a 
mature tree canopy is required.

Driveways have been paired in the conceptual plan to allow for 
the consolidation of soft landscaped areas in the front yards of 

the townhomes that support tree growth.
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PARKING, ACCESS, CIRCULATION AND LOADING

The conceptual site plan organizes the site to efficiency use the 
land, provide efficient circulation for pedestrians and vehicles, 
appropriately transition from the existing uses and public realm, 
and minimize the visual impact of parking.

Surface parking areas should generally be located at the rear 
or side of buildings and within the required setback. Surface 
parking areas shall not be permitted immediately adjacent 
to the corners of an intersection (OP Policy 8.12.1 & 8.12.3). 
Residential visitor parking should be provided through below 
grade structures or small surface lots, depending on site size and 
unit count. 

Surface parking for visitors has been located internal to the site 
away from the intersection such that it is not visible from the 
street.

Surface parking areas adjacent to ground related residential 
uses should be separated by a landscaped buffer strip 
incorporating combinations of landscaping and/or decorative 
fencing or walls (OP Policy 8.12.9).

The surface parking areas are proposed internal to the site 
with opportunities to incorporate landscaping and fencing to 
minimize negative impacts on adjacent units

Shared driveways are encouraged to reduce access points and 
reduce conflicts with pedestrians. Opportunities to consolidate 
driveway access points should be investigated and all curb cuts 
should be kept at a minimum size. Reverse grade driveways 
should not be included for townhouse units.

Shared driveways are proposed for all townhouse blocks and 
the sidewalk has been place on one side of the street to reduce 
conflict and provide for safe pedestrian movement. Reverse 
grade driveways are not proposed.

Limit garage door projections so that garage doors are mostly 
recessed and do not project ahead of the front wall of the house.

Garages for the 2 storey townhouse buildings have been 
designed to not project ahead of the front wall of the building 
and porch. Garages for the 3 storey have been designed to be 
recessed back from the front porch/stoop of the front facade of 

the building. 

BICYCLE PARKING

Bicycle parking shall be provided and conveniently located. 
Visitor bicycle parking spaces should be located in visible and 
accessible locations: at grade, within right-of-ways, and near 
building entrances and pedestrian walkways (OP Policy 8.12.7). 
The location of bicycle racks should not impede pedestrian 
movement, accessibility or snow clearing.

Visitor bicycle parking will be located adjacent to the surface 
parking area adjacent to the amenity area so that it is highly 
visible and accessible to all and will not create an impediment. 
The location of visitor bike parking will be determined at the 
site plan stage. 

COMMON AMENITY AREA

The proposed common amenity area has been defined and 
located to will provide a comfortable, inclusive and safe place 
for the future residents to have additional outdoor space for 
their enjoyment. 

Where a cluster townhouse development has more than 20 
units, a minimum of 5m2 per unit must be provided as Common 
Amenity Area.  If a development has more than 20 units, and 
more than 10 units have 3 or more bedrooms, a children’s play 
area should be provided.

The proposed common amenity area is approximately 395 
square metres in size which is significantly more than the 220 
square metres minimum defined by the above standard.
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A minimum of 50% of the required Common Amenity Area 
shall be accessible at-grade outside, in one contiguous area. To 
ensure spaces are usable and appropriately scaled, the width to 
depth proportion of a Common Outdoor Amenity Area should 
not exceed 4:1.

The common amenity area proposed is relatively flat and square 
in shape with a sidewalk connection directly to the amenity 
area. The amenity area has sufficient frontage onto the internal 
street and provides for ‘eyes on the park’ from adjacent units 
and the public realm.

Common Outdoor Amenity Areas must include multiple 
functions or activities that encourage meeting, gathering or 
play (i.e. play area, seating, community garden, shade structure, 
barbecues, water features). Cluster complementary common 
elements like a common mailbox or bicycle parking near 
Common Outdoor Amenity Areas.

Details regarding the uses of the amenity area and design 
elements will be provided during site plan approval. Such 
design may include functional uses such as gathering areas, 
play structures, gardens, shade structures and/or landscaping.

Consider microclimate effects through the orientation, location 
and landscaping of Common Outdoor Amenity Areas; provide a 
balance of sun, shade and protection from wind.

The location of the common area will provide for a protected 
outdoor space that receives sunlight during the day in colder 
winter months.  Consideration of landscaping and shading to  
help mitigate heat will be detailed on the landscape plans at 
the site plan stage.

Incorporate site lighting, but ensure that it does not trespass 
into individual units or encourage use beyond acceptable 
daytime hours.

Site Lighting will be determined through the site plan stage.

All common outdoor amenity spaces should have barrier free 
connections to the building and public right of way and host site 
furnishings that meet AODA standards.

Connections to the amenity area provide for barrier-free 
sidewalks and walkways internal to the space. 

LANDSCAPED OPEN SPACE

In accordance with the standards, 44.9% of the lot area of 
the proposed townhome development will be landscaped. 
Landscaping and tree planting will be in accordance with 
the design standards of the manual. Driveway design within 
townhouse blocks have been paired to consolidate landscaped 

areas between driveways.

LIGHTING

In accordance with Section 6.7 of the standards, sufficient and 
appropriate lighting will be provided throughout the proposed 
development to ensure visibility, safety and character.  Lighting 
will be detailed during site plan approval but will ensure it’s 
designed to minimize infringement, accent the building design 

and landscaping, and pedestrian scaled.  

UTILITIES AND SOLID WASTE

In accordance with Section 6.9 of the standards, utility meters 
will be clustered and placed on the side of the townhome 
units in a manner to mitigate their view and appearance on the 
internal street. Utility metres locations and a waste collection 
strategy will be designed to City standards, at the site plan 
stage.

SUMMARY

A planning report as been prepared in support of the Zoning 
By-Law amendment application and provides a detailed 
analysis of the proposed development. Part 6.0 of the planning 
report provides a review of the applicable land use policy 
framework against the Built-Up Area, Residential Designations, 
Transportation and Affordable Housing policies of the Official 
Plan, The Growth Plan for the Greater Golden Horseshoe and 
Provincial Policy Statement (2020). Based on the foregoing, the 
proposed development conforms to the City of Guelph Official 
Plan.  
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The proposed design is an appropriate redevelopment of the 
subject site for more intense residential uses in a manner that 
is sensitive to its contexts and provides appropriate design 
measures to transition from existing residential homes.  

The placement, scale, massing and character of the proposed 
buildings will complement the surrounding neighbourhood 
and will not have any adverse impacts on adjacent properties.  
The internal street network, pedestrian connections and street 
edge formed will promote walking and a pleasant streetscape 
appearance.  The townhouse development will have a high 
standard of design and quality. Functionality of the site has 
been thoughtfully considered and integrated with the adjacent 
residential community.

The development supports the objectives of the City’s Official 
Plan to achieve a high standard of urban design, architecture 
and place-making that contributes to a compact urban form, 
complete communities and create comfortable, interesting 
and walkable public realm.  The proposal supports the City’s 
overarching design directives by proposing a residential 
development that will reflect a high standard of design 
excellence; is visually distinctive; human-scaled, safe, secure and 
walkable; is compatible with surrounding uses, and; minimizes 
adverse impacts.

In conclusion, the proposed design has considered and 
achieves the intent of the urban design policies outlined in 
the Official Plan and design standards from the Urban Design 
Manual and therefore should move forward through the Zoning 
Amendment and detailed Site Plan Process.

CONCLUSION
6.0
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SHADOW STUDY ANALYSIS
APPENDIX A



Drawn By: CH

SHADOW STUDY
103 & 105 Victoria Road N
Guelph, ON

Spring Equinox
April 21st , 2021
Solar Noon - 1:16pm
Sunrise - 6:24am, Sunset - 8:08pm

Proposed Development Shadow

Date: April, 2021

File: 18172B
No
rth

LEGEND:

Scale: NTS

April 21 @ 8:00am (Daylight Savings Time)
NTS

April 21 @ 10:00am (Daylight Savings Time)
NTS

April 21 @ 12:00pm (Daylight Savings Time)
NTS

April 21 @ 2:00pm (Daylight Savings Time)
NTS

April 21 @ 4:00pm (Daylight Savings Time)
NTS

April 21 @ 6:00pm (Daylight Savings Time)
NTS

April 21 @ 8:00pm (Daylight Savings Time)
NTS



Drawn By: CH

SHADOW STUDY
103 & 105 Victoria Road N
Guelph, ON

Summer Solstice
June 21st , 2021
Solar Noon - 1:19pm
Sunrise - 5:36am, Sunset - 9:02pm

Proposed Development Shadow

Date: April, 2021

File: 18172B
No
rth

LEGEND:

Scale: NTS

June 21 @ 4:00pm (Daylight Savings Time)
NTS

June 21 @ 6:00pm (Daylight Savings Time)
NTS

June 21 @ 12:00pm (Daylight Savings Time)
NTS

June 21 @ 2:00pm (Daylight Savings Time)
NTS

June 21 @ 8:00am (Daylight Savings Time)
NTS

June 21 @ 10:00am (Daylight Savings Time)
NTS

June 21 @ 8:00pm (Daylight Savings Time)
NTS



Drawn By: CH

SHADOW STUDY
103 & 105 Victoria Road N
Guelph, ON

Fall Equinox
September 21st , 2021
Solar Noon - 1:10pm
Sunrise - 7:03am, Sunset - 7:16pm

Proposed Development Shadow

Date: April, 2021

File: 18172B
No
rth

LEGEND:

Scale: NTS

September 21 @ 8:00am (Daylight Savings Time)
NTS

September 21 @ 10:00am (Daylight Savings Time)
NTS

September 21 @ 12:00pm (Daylight Savings Time)
NTS

September 21 @ 2:00pm (Daylight Savings Time)
NTS

September 21 @ 4:00pm (Daylight Savings Time)
NTS

September 21 @ 6:00pm (Daylight Savings Time)
NTS

September 21 @ 8:00pm (Daylight Savings Time)
NTS



Drawn By: CH

SHADOW STUDY
103 & 105 Victoria Road N
Guelph, ON

Winter Solstice
December 21st , 2021
Solar Noon - 12:15pm
Sunrise - 7:47am, Sunset - 4:43pm

Proposed Development Shadow

Date: April, 2021

File: 18172B
No
rth

LEGEND:

Scale: NTS

December 21 @ 8:00am (Daylight Savings Time)
NTS

December 21 @ 10:00am (Daylight Savings Time)
NTS

December 21 @ 12:00pm (Daylight Savings Time)
NTS

December 21 @ 2:00pm (Daylight Savings Time)
NTS

December 21 @ 4:00pm (Daylight Savings Time)
NTS

December 21 @ 6:00pm (Daylight Savings Time)
NTS

December 21 @ 8:00pm (Daylight Savings Time)
NTS




