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Update Addendum 
Background 
GSP Group was retained by 2506780 Ontario 
Inc. and Gamma Developers Limited 
(referenced as “the Owners” throughout this 
Report) in 2017 to assist with a Zoning By-law 
Amendment process for a site at the 
northwest corner of Victoria Road South and 
MacAlister Boulevard in Guelph. This subject 
4.9-hectare site (referenced as “the Site” 
through this Report) forms part of the 
remaining undeveloped portions of the 
“Kortright East” neighbourhood. Designated 
by the Official Plan for medium and high 
density multiple residential forms, the Owners 
submitted a complete Zoning By-law 
Amendment application with supporting 
studies and reports in 2018 to allow the 
development of the Site for an integrated 
mixture of stacked townhouse and apartment 
buildings. A Planning Justification Report, 
dated October 2018, was prepared by GSP 
Group for the application together with other 
supporting reports and studies (referenced as 
the “2018 Urban Design Brief” in this 
report). 
 
In 2019, application comments were received 
from the City of Guelph and community 
consultation occurred.  Since that time, the 

Owners have been undertaking the 
refinements for a new proposed master plan 
concept (previously, two concept options were 
part of the original application submission) to 
address the comments and input from the City 
and community. The revised master plan 
concept maintains the original intent for a 
medium/high density development per the 
Official Plan designation but reconfigures the 
site design broadly, including principal 
changes to the configuration of taller 
apartment forms, trail alignment and 
connections, common amenity areas, parking 
arrangements, and turning movements onto 
Victoria Road South. This revised master plan 
concept forms the basis for revised 
application materials for submission to the 
City for review and decision on the 
application.   
 
This Update Addendum to the Urban Design 
Brief is part of the revised application 
materials for consideration. It is meant to read 
together with the original 2018 Urban Design 
Brief. Given much of the original report has not 
changed, this Update Addendum addresses 
those sections (Sections 2 through 7 per the 
original report structure and report figure 
numbering) affected by the revised master 
plan concept or planning policy changes since 
the 2018 submission. 
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2.   Physical Context 
Site Description 
The Site remains unchanged from the 
description in Section 2.1 of the 2018 Urban 
Design Brief, a 4.9-hectare site comprised of 
northern parcel of 2.25 hectares and a 
southern parcel of 2.58 hectares. 
 
On-Site Attributes 
The description of the Site’s existing on-site 
attributes presented in Section 2 of the 2018 
Urban Design Brief remains unchanged. 
 
Site Context 
The description of the Site’s surrounding 
neighbourhood context resented in Section 2 
of the 2018 Urban Design Brief remains 
unchanged. 

 

3. Design Policy 
Guelph Official Plan 
The applicable urban design-related policies 
from the Guelph Official Plan referenced in the 
2018 Urban Design Brief remain relevant for 
the proposed application and development.  
This includes: 
• The referenced policies of the High 

Density Residential designation in 
Section 9.3.5 for the Gamma parcel and 
Medium Density Residential designation 
in Section 9.3.4 for the Bluewater parcel. 

• The design-based criteria for multiple 
residential buildings in Section 9.3.1.1. 

• The design topics of the general urban 
design policies in Section 8. 

 

  
 
 

4. Design Objectives 
The eight design objectives presented in 2018 
Urban Design Brief remain valid for the Site 
and the proposed development. The revised 
site master plan continues to reflect the broad 
directions of these eight design objectives. 
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5. Response to
Design Policies

Site and Building Layout 
(Policies 8.2.2, 8.2.11, 8.18, 8.2.11, 8.6.1 through 
8.6.3, 8.6.13) 

Master Concept 
The revised site master plan illustrates the 
preferred development scheme for a mix of 
townhouses and apartments. Originally the 
2018 Urban Design Brief included Options A 
and B showing a different arrangement of 
townhouses and apartments to inform the 
proposed zoning. The revised site master plan 
shows a total of 497 dwelling units, comprised 
of 110 townhouse units on the Bluewater 
parcel and 387 apartment and townhouse 
units on the Gamma parcel. 

Stacked Townhouses (Bluewater) 
The stacked townhouses are now contained 
fully on the northern Bluewater parcel. These 
units are oriented with parking or garage sides 
facing inwards and away from the Victoria 
Road and natural area edges. The site master 
plan has two stacked townhouse types. 

The “Wallaceton” stacked townhouses (78 
units) are 3-storey units situated along 

Victoria Road, set back between 7 to 7.5 
metres, as well in the central portion of the 
Bluewater parcel. They are arranged with 
shorter block lengths of 4 or 6 units stacked (8 
or 12 units per block). These units are 
supplied with surface parking spaces. Units 
have individual private balconies that face 
either of the long building edges. 

The “Terrace TownFlats” stacked townhouses 
(32 units) are 3½-storey units situated along 
the Site’s western edge facing the natural 
area arranged with block lengths of 8 units. 
These units have integrated garages and 
driveways for parking facing internally to the 
Site rather than towards the natural areas. 
The top ½ storey of these units is “carved out” 
of the roof space facing the natural area for 
the purposes of unit access to an outdoor 
terrace for certain units; some units also have 
individual unit balconies. 

Back-to-Back Townhouses (Gamma) 
The Back-to-Back townhouses (70 units) are 
4-storey units situated on the western portion
of the Gamma parcel, along MacAlister
Boulevard and along the natural area edge.
There are two types of back-to-back
townhouse units shown on the site master
plan. Blocks BTH 1 through BTH3 (48 units)
with units that are entirely served by surface

parking areas (“Standard”); and Blocks BTH4 
through BTH 9 (22 units) with some units 
having integrated garages and partially 
stacked (“Hybrid”). The 4th storey of both unit 
types is a partial floor, recessed from all edges 
of the storey below as individual unit accesses 
to private rooftop outdoor terraces for each 
unit. 

Apartments (Gamma) 
Two high-rise buildings (317 units) line the 
Victoria Street South frontage near the 
intersection with MacAlister Boulevard. 
These buildings were shifted away from the 
MacAlister Boulevard frontage and the central 
portion as was proposed in the original 
concept options, furthering the separation to 
the western property line and providing a like-
to-like interface with the townhouse 
development on the other side of MacAlister 
Boulevard. The buildings are massed as a 10-
storey portion lining the Victoria frontage and 
dropping to an 8-storey portion in an “L” 
configuration, all of which sits atop a podium 
base of 3-storeys. The podium contains an 
above-grade parking garage providing most of 
the parking for residents, as well as “liner” 
apartment units along the edges. The podium 
rooftop and 8th storey rooftop contain common 
amenity areas for resident use. 



Urban Design Brief   |   Bluewater-Gamma   |   MacAlister at Victoria 4 
GSP Group   |   December 2021 

Bluewater-Gamma 
Revised Site Master Plan 
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Access and Circulation 
(Policies 8.13.1, 8.13.3, 8.13.14, 8.3.15, 8.3.16, 
8.18.2) 
 
Site Access 
The revised site master plan maintains 
location of the previous two public street 
connections as presented in the originally 
proposed options. The connection to Victoria 
Road South is located on the northern end of 
the site to maximize spacing to the 
intersection with Macalister Boulevard and to 
provide an uninterrupted built edge and 
sidewalk along the street. This Victoria Road 
South is now proposed as a full-moves 
intersection for ingress and egress to the Site, 
complementing the function of the signalized 
intersection of MacAlister Road. The 
connection to MacAlister Boulevard is aligned 
with the existing median break and proposed 
connection to the future commercial property 
on the south side.  The MacAlister Boulevard 
access remains a full-moves intersection. 
 

Site Circulation 
The revised site master plan maintains a 
connected system of roadways and walkways 
moving drivers and pedestrians through the 
site moving from the entrances from Victoria 
Road and MacAlister Road. A looped system 
of roadways leads between the site’s Victoria 

Road South and MacAlister Boulevard 
accesses with connections to individual 
stacked townhouse and surface and 
underground parking garages for the 
apartment buildings.  A system of walkways 
lines both sides of most internal roadways, the 
face of stacked townhouse blocks facing open 
spaces, and will continue through the 
common amenity areas. There are 
opportunities for direct pedestrian walkways 
between the public sidewalks and the building 
entrances facing Victoria Road South and 
MacAlister Boulevard. The revised site master 
plan now establishes a conceptual alignment 
for a new public trail alignment, as delineated 
in the Official Plan and coordinated with City 
environmental, parks and planning Staff, 
running along the west and north sides of the 
Site contained within the natural areas buffers 
and stormwater management pond. 
 

Garbage and Loading Access 
Loading and garbage storage/collection areas 
for the apartment buildings will be internal to 
the buildings. Garbage storage areas for the 
townhouses throughout the Site can be 
incorporated into the distributed common 
amenity areas as deep well systems.   

Parking 
(Policies 8.12.1 through 8.12.5) 

 
The site master plan contains a combination 
of surface parking and structured parking. 
There are 681 parking spaces throughout the 
two parcels of the Site, with the parking supply 
of the individual parcels meant to be 
independent for zoning purposes.  
 
For the Bluewater parcel, the site master plan 
shows a total of 131 spaces, including 6 
barrier-free spaces. The “Wallaceton” stacked 
units (STH 1 to 8) have a single surface 
parking spaces and the “Terrace TownFlats” 
stacked units (STH 9 to11) have an individual 
driveway and an integrated garage. The 
remainder are visitor parking spaces 
distributed throughout the parcel.  
 
For the Gamma parcel, the site master plan 
shows a total of 450 spaces, which includes 7 
barrier-free spaces. The back-to-back 
townhouse units show a combination of those 
based on surface parking spaces (BTH 1 to 3) 
and those with integrated garages (BTH 4 to 
9). The two apartment buildings incorporate 
podium parking garages providing 301 of the 
total 344 apartment parking spaces; the 
remaining 33 spaces are surface parking 
spaces situated between and around the two 
buildings. 
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Open Space and Landscape Design 
(Policies 8.17 and 8.18.2) 
 
The same as the original plan, the Site is 
organized with a series of open, landscaped 
spaces that are meant to provide a 
combination of usable space and visual 
interest and accents on the Site.  This system 
is comprised of four principal points of 
emphasis on the Site. 
 
First, the positioning of the stacked 
townhouses and apartments along the Site’s 
Victoria Road and MacAlister Boulevard 
edges accommodates generally 6 to 8 metres 
of landscape space that is uninterrupted by 
vehicular driveways except for the two site 
accesses. These spaces will be designed as 
attractive and welcoming planted edges with 
supporting landscape elements. Direct 
walkway connections will lead between the 
building fronts for the apartments and 
townhouses with facing entrances and the 
sidewalks along the abutting public frontages. 
A regular spacing of deciduous trees can be 
accommodated in these spaces lining the 
property edge, coordinated with street utility 
placement and heights. The remainder of 
these spaces can be finished with sod and 
planting beds, together with the opportunity 
for decorative low-rise walls/fences where 

desired to provide a distinction between the 
public and private realms of the site. 
 
Second, the stormwater management pond 
on the Site’s northern edge will contribute to 
the overall open space and landscape pattern. 
The planting strategy surrounding this wet 
pond will blend urban design, servicing, and 
natural heritage considerations. It will be 
designed to provide a natural appearance to 
the extent possible, complementing the 
surrounding natural heritage system and 
providing an attractive feature as part of the 
overall development.  Planting patterns will be 
designed to assist with cooling of the pond 
through shading, and will emphasize the use 
of native, non-invasive species recognizing 
the pond’s context of the abutting natural 
heritage system. The proposed development 
scheme contemplates accommodating a 
public trail around the perimeter of the pond to 
complete the public nature of the space. 
 
Third, the proposed development includes a 
series of larger and smaller shared outdoor 
amenity areas distributed through the site for 
use by all residents. A larger meandering 
assembly of outdoor spaces sits between the 
building townhouse units and the western 
natural edge; the community amenity areas sit 
entirely outside of the wetland/woodland 
buffer limits. The remainder are generally 

characterized as courtyards abutting 
facing/flanking townhouse and apartment 
buildings distributed throughout the 
development. The organization and sizing of 
these spaces provides opportunities for a 
range of different types of small scale 
recreation spaces. The outdoor spaces would 
be complemented by indoor spaces provided 
in the apartment buildings and by private 
amenity spaces in the form of balconies or 
terraces for each stacked townhouse unit. 
 
And forth, the remaining spaces surrounding 
the townhouse and apartment buildings will 
accommodate smaller spaces for landscape 
accents from the development.  Where space 
permits, these would be comprised of 
foundation plantings surrounding building 
faces and sides and deciduous trees book-
ending the townhouse block driveways. 
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Building Architecture 
(Policies 8.5.5, 8.6.4, 8.6.6, 8.6.7, 8.8.1, 8.18.2) 
 
General Character 
The development’s architecture draws from 
the established character in the surrounding 
neighbourhood in terms of form, materiality, 
and colouration. The project references and 
elevations on the following pages 
demonstrate an intent for a consistent, 
unifying architectural treatment across the 
project that provides for subtle variations 
throughout the building forms and areas of the 
Site. The below elevations and renderings 
provide a general indication of intended 
character and architecture, which will be 
refined through detailed design. The below 
are the main architectural effects for the 
respective residential typologies. 
 

 
 

Stacked Townhouses 
• Brick as the principal material tying to the 

prevailing neighbourhood palette.  
• Brick extends upwards from the ground 

floor reinforcing distinguishing the upper 
storeys and bays.  

• Limited interjections of lighter vinyl siding 
cladding balcony and terrace locations, 
vision glass for windows and doors, and 
black metal balcony railings.  

• Windows and doors composed with a 
regular rhythm along the building lengths 
and ends to the extent possible.   

• Lintels and trim surround windows and 
doors for accent and interest.  

• Pitched rooflines with peaks for 
distinction along the long elevations.  

• Distinguished horizontal lines throughout 
the building elevations provide vertical 
distinction between the storeys.  

• Individual garage doors separated by 
structural divisions to reduce their 
perceived extent.  

• Building recessions containing end unit 
entrance doors, lower and upper storey 
window placement, and consistent 
materiality and colouration.  

 
 

Back-to-Back Townhouses 
• Complements the stacked townhouses 

with traditional materials composed in a 
contemporary architectural aesthetic. 

• Brick is the principal material carried 
across the stacked townhouse building 
elevations, tying to the prevailing material 
palette in the neighbourhood.  

• Different arrangements of brick and wood 
as the core cladding material. 

• Varied grid of solid envelope with brick or 
wood with inset windows 

• Contemporary fenestration patterns with 
varied arrangement, shape, and 
orientation of windows. 

• Recessed rear wall on the ground floor 
containing integrated garages.  

• Individual garage doors separated by 
structural divisions to reduce their 
perceived extent.  

• Recessed fourth storey from all building 
sides for individual rooftop terraces and 
access rooms clad with large expanse of 
transparent windows. 

• Flat horizontal line provided atop the 
rooftop for a contemporary finish the 
roofline. 
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Apartments 
• Distinguishes the 3-storey pedestrian-

scaled base from the upper storeys 
above through architectural finishes, 
together with the massing changes. 

• The apartment’s 3-storey base uses the 
same treatment as the Back-to-Back 
townhouses outlined above, recognizing 
the base is composed of liner townhouse-
type units. 

• The upper storeys of the apartment’s 
flanking 8-storey portion (distinguished 
with consistent step-back) extends up the 
use of the core cladding material in a 
simple arrangement and composition.  

• The upper storeys of the apartment’s 
fronting 10-storey portion (distinguished 
with consistent step-back) along Victoria 
embraces a contemporary aesthetic of 
large expanses of glass and balcony 
lengths to distinguish from the 
traditionally-grounded base. 

• The apartment’s roofline is distinguished 
in a refined and uncomplicated manner 
with a two-storey transparent glass 
height without balconies on the 9th and 
10th storeys. 

  
 

 
Gamma Parcel 

Apartment Project References 
  HEAVY PODIUM AND LIGHT TOWER 

HEAVY PODIUM AND TOWER 
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Building Typology 
“Terrace TownFlats” Stacked 
Townhouses 
Source: Fusion Homes 
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Building Typology 
“Wallaceton” Stacked 

Townhouses 
Source: Fusion Homes 
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Building Typology 
Back-to-Back Townhouses 

Source: Neuf Architects 
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Building Typology 
Back-to-Back Townhouses 

Source: Neuf Architects 
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Building Typology 
Hybrid Back-to-Back Townhouses 
Source: Neuf Architects   
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Building Typology 
Hybrid Back-to-Back Townhouses 
Source: Neuf Architects   
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 Building Typology 
Apartments 
Source: Neuf Architects 
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Building Typology 
Apartment 
Source: Neuf Architects  
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Building Typology 
Apartment 
Source: Neuf Architects 
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Shadow Impacts 
(Policies 8.9.1 and 9.3.1.1) 
 
Option B in the 2018 Urban Design Brief was 
modelled for the purposes of demonstrating 
the “worst case” shadow impacts cast by the 
proposed development. The shadow analysis 
for Option B generally concluded that: 
“shadows cast by the proposed buildings on 
the abutting natural areas, properties, and 
public streets are minimal in extent and 
effect”. Based on the revised site master plan, 
the general conclusions of the original shadow 
analysis remain valid for the refined 
placement of the taller buildings and 
additional modelling is not warranted. The 
principal change in the revised site master 
plan – situating both tall buildings along the 
Victoria Road South frontage – will virtually 
eliminate any impacts on surrounding natural 
areas to the west and north as well as pull 
shadows away from the interior of the Site and 
more towards Victoria Road South. 
 

Sustainable Design 
(Policy 8.1.1) 

 
LEED certification is not being pursued, 
however, the proposed development 
incorporates or will explore opportunities for 
the incorporating the following sustainability 
elements. 
 
Building Location and Form 
The proposed development provides an 
efficient, compact urban form as part of a 
broader mixed-use corridor along Victoria.  
The Site has easy access to other parts of 
Guelph with a transit stop at its doorstep 
surrounding the Victoria and MacAlister 
intersection, which provide residents with 
alternative transportation options and 
opportunities for “car-reduced” living options.   
 
Natural Areas and Topography 
The Site is located outside the regional flood 
plain and therefore no flood protection 
measures are required.  Proposed buildings 
are outside of the buffer areas of the 
associated woodland and wetland features 
abutting the site. Planting plans will 
emphasize the use of native, non-invasive 
species particularly for areas of the site 
closest to the natural areas edges to the north 
and west of the Site. The Site’s topography is 

relatively flat and earthworks can work with 
the existing grades for development. 
 
Building orientation 
The proposed site layout provides a 
significant amount of southerly exposure to 
allow for passive solar gain, recognizing the 
configuration of the Site, with generous 
amounts of transparent glazing on building 
elevations to accommodate gain. 
 
Garbage/Recycling 
The apartment buildings would include an 
internal garbage area with include a system of 
collection and sorting for garbage, 
recyclables, and organic waste.  The stacked 
townhouses would be served by communal 
garbage and recycling systems throughout 
the development. Opportunities for waste 
management at the time of construction 
planning will be optimized wherever possible. 
 
Materials 
The use of local manufacturers or suppliers 
for durable construction materials will be 
explored, particularly renewable materials and 
recycled materials and those that eliminate or 
minimize effects on indoor air quality through 
emissions (low VOC-emitting materials). 
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Indoor water conservation measures 
Indoor water design measures will satisfy the 
Ontario Building Code in terms of water 
efficiency and will include the use of water 
efficient fixtures for the building, such as low-
flush and/or dual-flush toilets. 
 
Outdoor water conservation measures 
Planting plans will emphasize the use of 
hardy, native and drought-tolerant species 
with minimal irrigation requirements. 
 
Energy efficiency and conservation 
measures:  
The building design will satisfy the Ontario 
Building Code in terms of energy efficiency 
and conservation.  Units will be constructed to 
meet ENERGY STAR standard. Street lights 
will have automated controls that turn off with 
sufficient natural lighting, and street trees will 
be planted to help create a cooler 
microclimate.  
   
Transportation demand management 
(TDM) measures 
TDM measures have not be explored at this 
time as part of the proposed development but 
would be possible through detailed design 
with consideration for such elements as 
indoor and outdoor bicycle parking and 
designated carpool spaces. 

Stormwater Management 
The on-site stormwater management facility 
will provide water quality treatment and 
extended detention for erosion control and 
flood control up to and including the 100-year 
storm event. The wet pond.  Thermal 
mitigation measures will be incorporated in 
the design including shading around the pond 
perimeter.  No water balance mitigation 
measures are required for the site based on 
the servicing reports, but Low Impact 
Development (LID) measures can be 
reviewed and integrated into the site design at 
the site plan application stage. 
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6. Response to Design
Standards
The below refines as needed the assessment 
of the proposed design’s response to the 
City’s “Built Form Standards for Mid-Rise 
Buildings and Townhouses” provide in the
2018 Urban Design Brief. The assessment 
recognizes the proposed site plan options and 
building elevations are preliminary in nature 
and will be refined and assessed in detail at 
the Site Plan stage. 

Sustainable Site Design standards 
(Section 6.1): The assessment of the 2018 
Urban Design Brief remains valid regarding 
sustainable design considerations. 

Access and Circulation (Section 6.2): The 
site is served by two consolidated site access 
points to limit interruption along the Victoria 
and MacAlister frontages, the latter aligned 
with the planned commercial entrance on the 
south side of MacAlister.  The site walkway 
system for the most part lines both sides of the 
private roadway system.  The apartment 
buildings lining the public streets are shown 
with pass-through connections linking to the 
public sidewalks and the internal parking 
areas.  The stacked townhouses have their 
principal building entrances on the non-

garage building faces leading to the public 
sidewalks or internal site walkways. 

Vehicular Parking (Section 6.2): Parking is 
entirely internalized on the Site behind the 
buildings lining the site’s perimeter along 
Victoria, MacAlister, and the natural area.   

o 

o Most of the stacked townhouses and some of 
the back-to-back townhouses have surface 
parking spaces, which are situated in smaller 
parking areas distributed throughout the Site. 
Some of the stacked townhouse and most of 
the back-to-back townhouses have individual 
garages and driveways (measuring 3 metres 
by 6 metres) rather than a surface parking lot 
for residents, with the garages that face 
inward on the site accessed from the private 
roadways.  

o 

o The apartment buildings are principally served 
by podium parking garages (now 90 90% of 
parking spaces) and a small surface parking 
area for the remainder of parking.  Garage 
accesses are integrated into the building 
mass and located between the two apartment 
building to minimize interruptions of 
pedestrian movement. The garage entrances 
and surface parking area are screened from 
Victoria by a common amenity area in depth 
with plantings to screen any exposure.   

o Bicycle Parking (Section 6.2): Locations for
bicycle parking will addressed at the Site Plan
stage in keeping with the design standards.
This will include surface parking locations
throughout the site for visitors and internal
parking locations within the apartment
buildings for residents.

o Loading (Section 6.2): Garbage and loading
functions are internalized in the apartment
buildings.

o Common Amenity Areas – Use (Section
6.3): The integrated series of common
amenity areas throughout the proposed
development provide a variety of sizes and
settings that can satisfy the use-related
design standards with a diversity of passive
spaces and more structured, active spaces.
Programming for these spaces would be
designed at the Site Plan stage in keeping
with the design standards.

o Common Amenity Areas – Context and
Configuration (Section 6.3): The common
amenity areas are distributed throughout the
site as larger spaces along the site’s natural
area edge and smaller internal spaces
abutting buildings as small courtyards.  Such
a system is in keeping with the intended
location and context of the design standards.
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Common Amenity Areas – Size (Section 
6.3): On an aggregate basis across the site, 
the master site plan is in keeping with the 
minimums of the Standards.

Landscape Open Space (Section 6.4) and 
Tree Planting (Section 6.5): On an 
aggregate basis, the site master plan
anticipates in excess of 50% of the overall Site
as landscaped open space, which significant
exceeds the minimum design standard. These
landscaped open spaces are focused along
the site’s public realm edges (streets and
natural areas) and within the stormwater
management pond.  Within these spaces, it is
expected that detailed landscape plans at the
Site Plan stage would satisfy the specific
design standards for soft and hardscape
treatments, visual quality, buffering, and tree
planting.  

Mid-Block Connection (Section 6.6): The 
site master plan incorporates a defined mid-
Site connection aligned generally lining the 
boundary between the Bluewater and Gamma 
parcels. The proposed pedestrian circulation 
system on the Site feeds into this cross 
connection, providing access between 
Victoria Road South and the public trail along 
the natural area edge. The north-south routing 
through the Site between the parcels 
connects to MacAlister Boulevard (to access 
the commercial site, public transit, and the 

school/park to the west) and to the public trail 
lining the site’s west side. 

o Lighting (Section 6.7): Lighting plans would
address the relevant design standards at the
Site Plan stage.

o Rooftop Mechanical and Mechanical 
Systems (Section 6.8): Building design plans
would address the relevant design standards
at the Site Plan Stage.

o Utilities and Solid Waste (Section 6.9):
Building and landscape plans would address
the relevant design standards at the Site Plan
stage.

o Mid-Rise Buildings (Section 7.0): The
revised site master plan no longer includes
mid-rise apartment buildings.

o Townhouses (8.0): The proposed layout and
positioning of the various townhouse blocks is
in keeping with the desired spacing and
setbacks of the design standards. Along
Victoria Street South, blocks are 6 units in
length (stacked for 12 units) and significantly
less than the maximum length standard with
approximately 30 metres of length.  Surface
parking spaces and garages for certain units
are integrated on the inward-facing sides of
the blocks along the site’s perimeter, away
from the abutting public streets, natural areas,
and stormwater management pond.  Main
building entrances face the public realm for

the perimeter blocks along MacAlister 
Boulevard with direct pedestrian connections 
to public sidewalks or site walkways and 
sufficient space for front-facing landscaping. 
Blocks along Victoria Road South will have 
facing balconies and wide landscaped areas 
for edging the street. The project reference 
renderings and preliminary building elevations 
demonstrate the use of high quality materials, 
variety and articulation along all building walls, 
and opportunity for building elevation variety 
throughout the Site. 
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7. Conclusion
This Urban Design Brief was prepared as part 
of a Zoning By-law Amendment application for 
a 4.9-hectare site at the corner of Victoria 
Road South and Macalister Road in Guelph. 
The site is currently designated for medium 
and high density multiple residential forms by 
the Guelph Official Plan. The proposed 
development concept options prepared for the 
site demonstrate a full build-out between 367 
and 400 residential units consisting of stacked 
townhouses and apartments.   

In summary, this Urban Design Brief Update 
Addendum finds that: 

1. There are limited design constraints or
challenges associated with the site
related to topography or land use or built
form adjacencies, recognizing the natural
area buffering requirements associated
with the abutting Torrance Creek natural
system.

2. The proposed design is a compact and
intense residential form with a
coordinated and efficient layout that
provides a presence along the public
street frontages and supports active
transportation and public transit use to
and from the site.

3. The proposed design is configured to
provide a strong built form edge along the
site’s significant public realm exposure,
including the streets and natural area
system, through a combination of
building positioning, orientation of
building front faces, screened parking,
intended architectural treatment.

4. The proposed development appropriately
incorporates the policy direction of the
Guelph Official Plan as it concerns urban
design and sustainable development.

5. The proposed development at this time
appropriately responds to the site layout
standards of the City’s “Built Form
Standards for Mid-Rise Buildings and
Townhouses”, particularly concerning
building massing, parking
accommodation, and site access and
circulation.

6. The proposed built form and architecture
appropriately responds to the 
architectural standards of the City’s “Built 
Form Standards for Mid-Rise Buildings 
and Townhouses”, to the extent known at 
this time, recognizing further details and 
review be part of the Site Plan stage. 



Appendix A 
Shadow Impact Graphics 

[Refer to Original Urban Design Brief] 
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