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City Council - Planning  
Meeting Agenda 

Consolidated as of March 16, 2018 
 

March 19, 2018 – 6:30 p.m. 

Council Chambers, Guelph City Hall, 1 Carden Street 
 

Please turn off or place on non-audible all electronic devices during the meeting. 
 

Please note that an electronic version of this agenda is available on guelph.ca/agendas.  
 
Changes to the original agenda have been highlighted. 
 

Open Meeting – 6:30 p.m. 
O Canada 
Silent Reflection 
First Nations Acknowledgment 

Disclosure of Pecuniary Interest and General Nature Thereof 
 

Council Consent Agenda: 
 

The following resolutions have been prepared to facilitate Council’s consideration of 

various matters and are suggested for consideration.  If Council wishes to address a 
specific report in isolation of the Consent Agenda, please identify the item. It will be 
extracted and dealt with separately as part of the Items for Discussion. 
 

IDE-2018.29 7 and 9 Eden Street Proposed Zoning By-law 
Amendment (File: ZC1618) - Ward 4 

  
Recommendation: 

1. That the application by Van Harten Surveying Inc. on behalf of Juzef and 

Stanislawa Kuzyk, the owners of the of the property municipally known as 7 
Eden Street, and legally described as Part of Lot 16, East of Galt and Guelph 

Railway, Registered Plan 52; Part of Lots 8 and 9, Registered Plan 206 , City 
of Guelph and the owners of the property municipally known as 9 Eden 
Street and legally described as Part of Lot 16, East of Galt and Guelph 

Railway, Registered Plan 52; Part of Lot 9, Registered Plan 206 for approval 
of a Zoning By-law Amendment application to change the zoning from 

“Residential Single Detached” (R.1B), to a “Specialized Residential Single 
Detached with Holding Provisions” (R.1B-49(H)) Zone, to permit the 
development of a coach house in addition to the existing single detached 

residential dwelling and accessory apartment on the subject lands be 
approved in accordance with the zoning regulations and conditions in ATT-3 

of the Infrastructure, Development and Enterprise Report 2018-29 dated 
March 19, 2018. 
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2. That in accordance with Section 34(17) of the Planning Act, City Council has 
determined that no further public notice is required related to the minor 

modifications to the proposed Zoning By-law Amendment affecting 7 and 9 
Eden Street. 

 
 

Public Meeting to Hear Applications  
Under Sections 17, 34 and 51 of The Planning Act 
(delegations permitted a maximum of 10 minutes) 

 

IDE-2018-15 1533-1557 Gordon Street and 34 Lowes Road West 

 Proposed Zoning By-law Amendment  File: ZC1710 
Ward 6 

 
Staff Presentation: 
Michael Witmer, Development Planner II 

 
Delegations: 

Hugh Handy, GSP Group Inc., on behalf of applicant (presentation) 
Peter Kastner 
George Cherry  

Terrance Manning 
Adam Campbell 

 
Correspondence: 
Peter Kastner 

Charlene Lloyd, on behalf of Wellington Condominium Corporation 180 
Terrance Manning 

Michele Berg 
Barbara Lane, on behalf of Wellington Condominium Corporation 83 
Adam and Sylvia Campbell 

Linda Beale, on behalf of Wellington Condominium Corporation 85 
David and Lynda Honsinger 

Patrick Stiles 
 
Staff Summary (if required) 

 
Recommendation: 

That Report IDE 2018-15 from Infrastructure, Development and Enterprise 
dated March 19, 2018 regarding a proposed Zoning By-law Amendment 
application (ZC1710) from GSP Group Inc. on behalf of Reid’s Heritage Homes, 

RHH Property Management Ltd. and 883928 Ontario Ltd. to permit a 102-unit, 
six (6) storey apartment building on the properties municipally known as 

1533-1557 Gordon Street and 34 Lowes Road West, and legally described as 
Part of Lots 7 and 8, Registered Plan 74, Lot 1, Registered Plan 467, be 

received. 
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IDE-2018-25 98 Farley Drive Proposed Zoning By-law 
Amendment File: ZC1711 - Ward 6 

 

Staff Presentation: 
Katie Nasswetter, Senior Development Planner 

 
Delegations: 

Hugh Handy, GSP Group Inc., on behalf of applicant (presentation) 
Celine Akram 

 
Correspondence: 
Jovanka Smiljanic-Jazic 

Sean McCutcheon 
Greg de Vos 

Boyko Kabakchiev 
Sarah Schoettler 
Mary and Dustin Hughes 

Edith Beke 
Gerald P. Tot 

Lisa Curtis 
Dave and Diane Barber 
Shirley and Thomas Coad 

Stephen Jamieson, Beryl Holtam, Mary Jo van Boxmeer 
Zakir Akram 

Celine Akram 
 
Staff Summary (if required) 

 
Recommendation: 

That Report IDE 2018-25 regarding a proposed Zoning By-law Amendment 
application (ZC1711) from GSP Group Inc. on behalf of Reid’s Heritage Homes 
to permit a residential development on the property municipally known as 98 

Farley Drive and legally described as Block 64, Registered Plan 61M-65, City of 
Guelph be received. 

 

 

Special Resolutions 
 

By-laws 
 

Resolution to adopt the By-laws (Councillor Piper). 

That by-laws (2018)-20252 to (2018)-20257 inclusive, are hereby passed. 
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By-law Number (2018)-20252 A by-law to remove Part Lot Control 

from Block 19, Plan 61M-206 designated 
as Parts 1 to 8 inclusive, Reference Plan 
61R-21281 in the City of Guelph and 

Blocks 14, 15, 16, 17, 20, 21, and 22, 
Plan 61M-206 designated as parts 1 to 

70 inclusive, Reference Plan 61R-21282 
in the City of Guelph. 

By-law Number (2018)-20253 A by-law to dedicate certain lands known 
as Part of Block 38, Plan 61M198, 
designated as Part 1, Reference Plan 

61R-21284, City of Guelph as part of 
Gosling Gardens. 

By-law Number (2018)-20254 A by-law to amend By-law Number 
(1995)-14864, as amended, known as 

the Zoning By-law for the City of Guelph 
as it affects property known municipally 
as 7 Eden Street, and legally described 

as Part of Lot 16, East of Galt and 
Guelph Railway, Registered Plan 52; Part 

of Lots 8 and 9, Registered Plan 206 , 
City of Guelph and part of the property 
municipally known as 9 Eden Street and 

legally described as Part of Lot 16, East 
of Galt and Guelph Railway, Registered 

Plan 52; Part of Lot 9, Registered Plan 
206, City of Guelph, to permit the 
development of a coach house in 

addition to the existing single detached 
residential dwelling and accessory 

apartment on the subject lands (File 
#ZC1618). 

By-law Number (2018)-20255 A By-law to authorize the execution of 
an agreement with Her Majesty the 
Queen in Right of the Province of Ontario 

as represented by the Minister of 
Transportation for the Province of 

Ontario in respect of funding under the 
Ontario Municipal Commuter Cycling 
Program. (OMCC)  

By-Law Number (2018)-20256 A by-law to remove Part Lot Control 
from Part of Block 221, Part Lots 98 and 

99, Plan 61M18 designated as Parts 1, 2, 
3 & 6, 7, 8, 9, 10, 11, Reference Plan 

61R-21034 in the City of Guelph. 
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By-Law Number (2018)-20257 A by-law to confirm the proceedings of a 

meeting of Guelph City Council held 
March 19, 2018. 

 

Mayor’s Announcements 
 

Please provide any announcements, to the Mayor in writing, by 12 noon on the day 

of the Council meeting. 
 

Notice of Motion 
 

Adjournment 

































































































Note the similarities in the two designs: extremely lengthy building; roofline largely devoid of breaks or 
substantial visual breaks (at least the prison had a central point of focus – not so with 98 Farley Drive). 
 
 

 
 
The appeal of the proposed structure to be built at 98 Farley Drive would be vastly improved if its length was 
reduced by 30% and its height was restricted to 4-storeys. Its pitched roof should have much greater 
variation in the form of much larger dormers, and variations in the roofline designed to break up its length. 
 
The location of the structure on the site is also problematic as placing the building in the North-East quadrant 
places the bulky mass of the structure closest to the nearest residential homes. Moving the structure further 
west (see schematic below), and locating the bulk of the parking adjacent to Farley Drive would greatly 
minimize the negative impact to residents living along Farley Drive (to the North and East), Roehampton 
Crescent (to the North) and Porter Drive (to the East) near the subject site.                               Earth berm with shrubs/trees 

 
Earth berm with shrubs/trees           

An earth berm of from 4 to 6 feet high should be constructed along the East border of the property and 
extending several metres west along both the North and South borders, between the parking lot and Farley 
Drive, to block the bright beams from vehicle headlights in the parking lot from disturbing drivers on Farley 
Drive and residents in their homes. The berm should be planted with shrubs and trees to further lessen the 
negative impact of light escaping from the property. 
 
These few modifications to the proposed plan for this property would still facilitate efficient use of the city’s 
land, resources, and effective use of transit, infrastructure and municipal servicing AND contribute to the city’s 
planned intensification of the Clair / Gordon Community Node. 
 
Yours truly, 
 
 
 
Gerald P. Tot 

 



From: lisa.curtis  
Sent: March-15-18 12:50 PM 
To: Clerks 
Subject: Resident Concerns re File ZC1711 for 98 Farley Drive 
 

Good morning 

This email is in response to your letter and street signage regarding the proposed zoning change 
and by-law amendment at 98 Farley Drive. 

As an original resident in the area I have seen much growth and change in Westminster Woods 
since 2003 and these requested changes by Reid’s Heritage Homes has me greatly concerned 
about the impact on the neighbourhood, particularly safety. 

Parking – We currently have a safety issue on our street with parking due to the overflow 
parking from the condo residents on Goodwin Drive and the no parking changes to Farley Drive 
across from the Zehrs store.  Some rental units on Farley even advertise close on street parking 
as Eugene Drive.  These 2 examples in itself causes our street to be overflow parking and the by-
law change from 1.5 to 1.25 spaces per unit for this building at 98 Farley will make parking and 
safety on our street even worse as we are the closest street to this proposal when residents  need 
somewhere else to park due to parking space shortage. 

Cars can park on either side of Eugene Drive and it is a challenge to pull out of your own 
driveway, often requiring a multiple point turn and is dangerous with children running 
around.  City snow plows and waste removal trucks often have to back off our street due to the 
double sided parking on Eugene Dr on the curve right beside the park.  We can barely squeeze 
through double sided parking at the best of times, let alone winter time.    Since Eugene Dr is the 
closest street to this apartment proposal and our street has a small park, the increased foot traffic 
to the park due to reduced greenspace at 98 Farley Dr and the overflow parking makes safety 
concerns far worse than current. 

Vehicular Entrance/Exit only onto Farley at Eugene Drive – The only opportunity for all of the 
residents of 98 Farley Drive to enter and exit their complex is at Farley and end of Eugene 
Drive.  There is no exit to northbound Gordon or entrance coming north on Gordon St into the 
complex.   Farley Drive is already a very busy road at the best of times and the location of the 
proposed entrance/exit at Eugene Drive has approx. 3 school buses stopping am and pm during 
the school year, has City bus 56U stopping along Farley Drive Monday to Friday and City bus 5 
stopping on the opposite side of Farley right near this exit 7 days a week at multiple stop 
times.   There will be a large volume of vehicles trying to go around these buses as they are 
stopped, children trying to safely reach or depart their school bus and cars trying to see around 
all this congestion as they attempt to pull out of 98 Farley Drive as safely as they can with these 
vision obstructions.    On top of this, you have apartment residents who ride City transit and will 
be unsafely darting across traffic on Farley Drive near Eugene Dr to reach the City bus 5 stop 
while cars are navigating in and out of this only exit. 



To add to this further, the 4 way stop at Goodwin and Farley Drive is going to become even 
busier with the above vehicular entrance/exit just a block away as this is one of 2 primary paths 
to reach Clair Rd and Gordon St from 98 Farley Dr.  The 4 way stop is a great improvement over 
the 2 way stop but is still not sufficient and often has fender benders and pedestrians jumping out 
of the way of cars blowing through the stop signs or doing rolling stops through and not seeing 
the pedestrian until it is almost too late.   We have also noticed since the implementation of the 4 
way stop that cars use Eugene Drive as a shortcut around it when the traffic at the 4way stop is 
backed up during peak times of the day. 

The only other option then with the vehicles not being able to enter/exit the apartments from 
Gordon St is to head towards the roundabout at Clair and Farley, passing parked cars on Farley 
near Porter Dr and bus stops to then hit at the single lane roundabout, a large volume of foot 
traffic and cars and children heading to St Paul school just down the street.   I am not convinced 
Farley Drive was designed for all this additional traffic in and out of the residential area, with 
safety being the utmost concern. 

Building Height – The proposed height of this building at 5-storey is considerably higher than 
the Zehrs store and is higher than all other current condo buildings in Westminster Woods. The 
additional floor allows more residents which only add to all the concerns in this letter above. 

I would ask that all these facts be considered for our neighbourhood for the safety of all 
residents, including the new residents for the proposed apartment building at 98 Farley Drive. 

Regards 

Lisa Curtis 

 



From: designbunny  
Sent: March-15-18 4:12 PM 
To: Clerks 
Subject: 98 Farley Drive ... opinions 
 
We live at                                  , just down the street from the proposed apartment building. 
 
The apartment should not be allowed more than 4 stories which is the current height of other buildings 
in this subdivision.  5 stories is way too high for the surroundings with townhouses and single family 
homes across from the location. 
 
I believe the 129 parking spaces for 92 units is ridiculous.  It is proposed that many in the building would 
not be using the spaces and instead will take the bus.  If this is true why wouldn't our bus stops on Farley 
be filled constantly with people lining up to take public transit? 
You have only to go around the streets to see how many properties now have 2 cars. 
 
Also, where are visitors to park?  Only a few spaces are allocated for them.  Farley, Goodwin Dr., etc. will 
be constantly lined on both sides with the extra cars with nowhere to park in the complex. 
 
The only exit and entrance for cars will be on Farley Drive which is a residential area. There is too much 
traffic speeding on Farley at peak times of the day now.  Recently a bicyclist was hit by a passing 
motorist and taken to the hospital.  A dog was also hit and died.  It is a real problem with speeding 
motorists and trying to cross the road for children is dangerous.  In the summer especially there is a 
constant stream of cars using the roundabout and speeding by our homes. Extra cars from the complex 
will make it even more so for a road with only one lane in either direction. 
 
There is not much space between the stop sign at Zehrs and the entrance to the proposed building.  An 
entrance/exit should definitely be on Gordon which has more than 1 lane and is already designed for a 
multitude of cars. 
 
If the building is to be rental there will also be more students with parties and noise disrupting the 
neighbours and trash while they wait for the bus, if they use them. 
 
I would like to see either a lower building or townhouses, an exit onto Gordon and more parking spaces 
and visitor spaces.  Also, if it needs to be an apartment a condo would be more suitable. 
 
It seems that builders in Guelph promise one thing to get their homes sold and then ask for, and get, 
zoning changes to build what they really intended and this has got to stop. 
 
Dave and Diane Barber 



March 15, 2018 
 
RE: 98 Farley Drive- Zoning By-law amendment application for 5-storey apartment 
building 
 
Dear Council, 
 
My house is at                                         . which is right across this proposed apartment building.  
 
I strongly OPPOSE to this zoning change for many reasons such as: 
 
SAFETY: Mainly for the children who live in our neighbourhood. Very nearby my house are stops for 
many school buses and 2 city buses. It will be dangerous for the children to ride their bikes to go to the 
park just few houses from this apartment building. Very nearby are natural trails where people walk 
their dogs, jog, or ride their bike. Children go to the public library at next street corner, Farley Dr. & 
Goodwin Dr. It will become difficult and unsafe to cross nearby streets. 
 
TRAFFIC: This apartment building plan to be for 92 units, maybe 200 or more people living there. There 
will be many more of their cars on Farley Dr, and Eugene Dr, too. This is already a very busy main road 
for people coming/going to Highway 401 or nearby stores, etc., so adding this apartment building is BAD 
for our neighbourhood. 
 
PARKING: This will be a nightmare! It’s already very difficult for a car to park near my home. This 
building entrance is directly in line with Eugene Dr. so I foresee many of its cars trying to park on my 
street because the builder wants to have less parking, but more people living there to maximize his 
profit. We live here 24/7 and dislike this squeezing of space in our neighbourhood. 
 
HUGE BUILDING: This building of 5-storey is so big! It will be an EYE-SORE in our neighbourhood. When 
I bought my home 15 years ago I never imagine a huge apartment building across my street! Because 
the builder plan showed residential (houses & townhouses) with commercial stores. 
 
LITTER: Our neighbourhood is clean and there is usually a garbage bin near the entrance of the trails. 
But near bus stops, there is often litter. With so many people living in such a small area at 98 Farley Dr. 
there will be more litter for sure. 
 
I urge you to reject this application to keep our neighbourhood safe, clean, uncrowded, with its 
character as is. Few more commercial offices will serve all surrounding neighbourhoods. 
 
Shirley Coad & 
Thomas Coad 
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