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1.0 Introduction 
MacNaughton Britton Clarkson Planning Limited (MHBC) has been retained by Drago Hasnas (the 
“Owner”) to provide planning justification in support of an application for a Zoning By-law Amendment 
to recognize the existing number of camp/trailer sites and other facilities within the Emerald Lake Resort 
& Waterpark (with a municipal address of 7248 Gore Road) and to facilitate a consent application for a 
lot addition to the existing residential lot located immediately to the east (with a municipal address of 
7260 Gore Road). 

Emerald Lake Resort & Waterpark (“Emerald Lake” or the “subject lands”) is an existing recreational 
commercial campground and trailer park located on lands municipally addressed as 7248 Gore Road in 
the Township of Puslinch, while 7260 Gore Road (“7260 Gore”) is located immediately to the east of 
the subject lands and is developed with a single detached dwelling. The location of the subject lands 
and 7260 Gore is illustrated in Figure 1.  

The subject lands and 7260 Gore are approximately 36 hectares and 0.35 hectares in size respectively, 
and are located on the north side of Gore Road between Concession Road 7 and Sideroad 25 South, 
approximately 3 kilometers southwest of Morriston. In this area of the Township, Gore Road functions 
as the municipal boundary between the Township of Puslinch and the City Hamilton. The subject lands 
contain a recreational campground and waterpark which is bisected by a Canadian Pacific Kansas City 
(CPKC) rail line. The waterpark and associated recreational facilities – including volleyball courts and 
natural areas – are located north of the railway, with the recreational campground and related ancillary 
buildings situated south of the rail line. 

Emerald Lake contains 272 sites accommodating recreational vehicles (RVs), cabins, and tent camping. 
There are no expansions or additions proposed to the existing campground as part of the application. 
The purpose of the application is to recognize the existing development and bring it into compliance 
with the Zoning By-law. Separately, a consent application for lot line adjustment is proposed to add a 
small portion of the campground to 7260 Gore Rd to create a more regular shaped lot consistent with 
the applicable regulations of the Zoning By-law. 

This Planning Justification Report is prepared for submission to the Township of Puslinch and includes 
the following:  

• An introduction and general description of the subject lands, surrounding uses and existing 
conditions to provide an understanding of the locational context; 

• A description of the proposed Zoning By-law Amendment;   

• A review and summary of the technical reports prepared in support of the proposed application; 
and  

• A review and assessment of the existing Provincial, and municipal policy and regulatory 
frameworks in relation to the existing development and proposed future lot addition.   
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1.1 Pre-Consultation 
A pre-consultation meeting was held on August 21, 2024 with the Owner and Township of Puslinch and 
County of Wellington staff, wherein the nature of the application was discussed. Subsequent discussions 
were held to scope the application and supporting studies, including a Terms of Reference for the 
preparation of an Environmental Impact Statement. In response to the pre-consultation record and 
subsequent discussions, the following plans and reports were prepared in support of a complete Zoning 
By-law Amendment application:  

1. Schematic Site Plan, prepared by MHBC Planning;  

2. Planning Justification Report, prepared by MHBC Planning; 

3. Environmental Noise and Vibration Letter, prepared by SLR;  

4. Servicing Report, Site Grading and Servicing Plan, prepared by Clearford Waterworks;  

5. Scoped Environmental Impact Study, prepared by Natural Resource Solutions Inc (NRSI); and 

6. Nitrate Impact Assessment, prepared by Clearford Waterworks.  

A draft Zoning By-law Amendment is included as part of the Planning Justification Report.  The proposed 
Amendment is enclosed as Appendix B.   
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2.0 Subject Lands and 
Surrounding Area 
The subject lands are municipally addressed as 7248 Gore Road, in the Township of Puslinch within 
Wellington County and are legally described as Part of South Half Lot 29, Gore Concession, Township 
of Puslinch. The subject lands are located on the north side of Gore Road, with an approximate area of 
36 hectares and frontage of approximately 374 metres. The subject lands are bisected in an east-west 
direction by the Canadian Pacific Kansas City (CPKC) Galt Subdivision rail corridor. The subject lands 
are a recreational commercial campground and waterpark that accommodates a variety of activities and 
events on a seasonal basis between May and October annually (see Figure 2). Further details regarding 
the seasonal operation of Emerald Lake are provided in Section 3.0 herein.    

The lands include a natural lake (Emerald Lake) north of the railway with a woodland and provincially 
significant wetland located to the north and east of the lake associated with the Fletcher Creek Swamp 
Forest significant natural heritage feature complex, which is comprised of a Provincially Significant 
Wetland (PSW), woodlands, and Area of Natural Scientific Interest (ANSI). The existing 
woodland/wetland area and a small pond south of the rail line are regulated by the Hamilton 
Conservation Authority (HCA). Figure 3 illustrates the existing natural features on the subject lands 
and HCA regulation limits.   

The surrounding area is characterized primarily by natural areas and residential and agricultural uses in 
a rural setting as illustrated in Figure 4 herein and described as follows:   

NORTH: lands to the immediate north are characterized by a large woodland associated with the 
Fletcher Creek PSW/ANSI and agricultural lands. A former gravel pit now utilized primarily for outdoor 
storage and equipment maintenance is located to the northeast.   

EAST: large rural residential lots fronting Gore Road abut the subject lands to the east, including 7260 
Gore . A dog training and boarding facility (Shield K9 Dog Training) is located immediately to the east. 
Further to the east is a hydro corridor, small agricultural lands, natural features and rural residential 
lots.    

SOUTH: Gore Road is the municipal boundary in this area between the Township of Puslinch and City 
of Hamilton. The Maple Grove RV Resort (a recreational commercial campground) is located south of 
Gore Road in the City of Hamilton. Other lands to the south are generally characterized by agricultural 
uses purposes.    

WEST: lands to the west include woodlands and the Ontario Steam Heritage Museum.     
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Source: Hamilton Conservation Authority Mapping
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2.1 Existing Planning Framework 
Official Plan 

The subject lands are designated as follows in the County of Wellington Official Plan:  

• Schedule A7: County Growth Structure (Puslinch): Greenbelt Area as illustrated in Figure 5;  

• Schedule B7: Land Use (Puslinch): Recreational, Secondary Agricultural, Core Greenlands and 
Greenlands as illustrated in Figure 6; and 

• Schedule B7-3: Greenbelt Plan (Puslinch): Greenbelt Protected Countryside and Greenbelt 
Natural Heritage System as illustrated in Figure 7.   

Lands within the Recreational designation are generally associated with lakes, ponds and similar 
resources that have the potential to accommodate development of recreational or seasonal residential 
uses relying on recreational activities. Permitted uses within this designation include seasonal 
recreational uses, active and passive recreational activities, commercial activities related to/serving 
recreational activities and publicly accessible built and natural settings for recreation.   

Lands within the Core Greenlands and Greenlands designations generally include features and areas 
that are part of the County’s natural heritage system, or areas of natural hazards. Lands in the 
Secondary Agricultural designation generally include areas of non-prime farmland and as such a broader 
range of residential, employment and community uses are permitted. Lands within seasonal and 
recreational use areas and secondary agricultural areas are considered part of the Rural System in the 
County of Wellington Official Plan.  

The subject lands are not located within a Sourcewater Protection Area per the Halton-Hamilton Source 
Protection Plan as illustrated in Figure 8.   

Zoning By-law 

The subject lands are zoned Resort Commercial (RC) with site-specific special provisions applying to the 
portion of the lands both north (RCsp47) and south (RCsp43) of the rail corridor in the Township of 
Puslinch Zoning By-law 023-18 as shown in Figure 9. Existing natural features on the subject lands are 
zoned Natural Environment (NE), and are subject to the Environmental Protection Overlay. The 
Environmental Protection Overlay also applies to small areas of the subject lands zoned for resort 
commercial purposes.   

The Resort Commercial Zone regulates commercial recreational uses on lands designated Recreational 
in the County Official Plan, with commercial recreational uses, community uses, golf courses, mini-golf 
courses, places of entertainment, public parks, and travel trailer parks being among the uses permitted 
in the zone. Restaurants and retail stores are only permitted as accessory uses.  

Site-specific special provision sp43 applies to the subject lands south of the rail line and permits the 
following additional uses:  

• travel trailer park to a maximum of 200 recreational vehicle sites;  
• single dwelling unit;  
• concession stand for food sales;  
• picnic shelters; variety store;  
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• laundromat;  
• baseball diamonds; and  
• washrooms.   

Tent camping is prohibited by sp43.   

Site-specific special provision sp47 applies to the subject lands north of the rail line and permits the 
following additional uses:  

• day picnicking;  
• washrooms;  
• concession stand with food sales;  
• pools and water slides;  
• mini golf,  
• volleyball courts,  
• horseshoe pits, 
• picnic shelters, and  
• playgrounds.   

The provisions of sp43 and sp47 were amended by By-law 14/94 in January 1994, which was intended 
to recognize recreational land uses which existed at that time within Emerald Lake. The limits of the 
site-specific Recreational Commercial zone that applies to the subject lands generally aligns with the 
limit of the Fletcher Creek PSW/ANSI.   

The Natural Environment Zone regulates natural heritage features, flood prone areas and hazard lands 
within the Township and generally apply to lands designated Core Greenlands in the County Official 
Plan. Permitted uses include conservation, agriculture, and public parks that do not include buildings or 
structures. The Environmental Protection Overlay corresponds to the Greenlands designation in the 
County Official Plan and identifies features that may require further review prior to development 
approvals or the issuance of a building permit. Per Section 13.2 of the Zoning By-law, development may 
be permitted within a part of a woodland, stream, or pond provided it has been demonstrated to the 
satisfaction of the Township that there will be no negative impact on the feature or its ecological 
functions.   

The adjacent lands, 7260 Gore Road, are designated Secondary Agriculture in the County of Wellington 
Official Plan. Permitted uses within this designation include small scale commercial, industrial and 
institutional uses; public service facilities; and all uses permitted in the Prime Agricultural Area 
designation. Single detached dwellings are permitted in the Prime Agricultural Area designation and are 
therefore permitted on 7260 Gore Road. As noted earlier, 7260 Gore Road already contains a single 
detached dwelling. 

7260 Gore Road is zoned Agricultural (A) in the Township Zoning By-law, which permits single detached 
dwellings. Section 11.4 of the Zoning By-law establishes reduced agricultural lot requirements for lots 
zoned Agricultural within a plan of subdivision registered after March 1946 and for lots created under 
the Planning Act (which would apply to 7260 Gore Road).   
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Figure 7 - County of Wellington Official Plan Schedule B7-3 - Greenbelt Plan (Puslinch)

Source: County of Wellington Official Plan
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Figure 9 - Township of Puslinch Zoning By-law 023-2018

Source: Township of Puslinch Zoning By-law 023-2018
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3.0 Emerald Lake Resort 
& Waterpark  
Emerald Lake contains a waterpark and recreational campground, which includes recreational vehicle 
sites and limited campsites. The two main functions of the Park are generally separated by the existing 
rail line, although the two components function as one larger Park. Emerald Lake operates on a seasonal 
basis generally between May 1 and October 15 of each year, with specific amenities within the 
development having different hours of operation. The existing configuration of Emerald Lake, including 
amenities, trailer sites, supporting infrastructure, and internal road network, is illustrated in the 
Schematic Site Plan enclosed as Figures 10a and 10b.     

Recreational Trailer Park and Campground  

Trailer and Campsites 

The trailer park/campground component of Emerald Lake includes 272 sites as illustrated in the 
Schematic Site Plan and described below:  

Overview: Existing Campsites  
Site Type Description Number 

Seasonal  

Seasonal sites accommodate recreational vehicles and 
are serviced with 30 and/or 50 amp hydro, drinking 
water, and a direct sewer connection. Seasonal residents 
occupy the park between May 1 and October 15 of each 
year under an annual agreement between the seasonal 
occupant and Emerald Lake. Fees associated with 
seasonal sites include hydro, water and optional internet, 
and permit access to the waterpark and indoor pool 
throughout the season.   

209 

Single Trailer Full Hook Up 

These include short-term recreational vehicle sites that 
can be booked for short duration. Each site has 30 & 50 
amp hydro, water and sewer connections, - 10 of these 
sites are classified as “pull-through” sites, allowing for 
ingress and egress to these individual sites without 
reversing.   

28 

Tent Camping 
These sites accommodate tent (“pop-up”) trailers and 
traditional tent camping. Each tent camping site has a 15 
amp hydro connection and individual drinking water 
source and is furnished with a picnic table.  

23 

Cabin 

A total of 21 Cabins exist within the park and are either 
recreational vehicles with skirting and a porch or 
structures mounted on wooden sleighs and skirted for 
aesthetic purposes. In this regard, the Cabins can be 
moved to different areas of the campground if required 
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Overview: Existing Campsites  
and are not permanent structures affixed to the ground.  
Available cabins are further identified as follows:  
Basic Cabin: accommodates up to two adults and two 
children. These cabins possess hydro service and an 
outside tap for non-potable water. Each Basic Cabin site 
is furnished with a picnic table and firepit.   

5 

Deluxe Cabin: accommodates up to two adults and two 
children. Each cabin contains a main room with small 
kitchenette (without stove), three-piece bathroom, and 
two bedrooms. Each Deluxe Cabin site is furnished with 
firepit, small charcoal barbeque and picnic table.  

9 

Deluxe Two-Family Cabin: accommodates up to four 
adults and four children. Each cabin contains a full 
kitchen, bathroom and two bedrooms. Each Deluxe Two-
Family Cabin site is furnished with covered deck, picnic 
tables, firepit, and small charcoal barbeque.  

5 

Basic Upgraded Two-Family Cabin: accommodates up to 
four adults and four children. The cabin contains a full 
kitchen, bathroom and two bedrooms. The site is 
furnished with a picnic table, firepit, and small charcoal 
barbeque. 

1 

Cottage: accommodates up to two adults and three 
children or three adults and two children. The cottage 
contains a full kitchen, bathroom and two bedrooms.  
The site is furnished with TV and DVD player within the 
unit, as well as a wraparound deck, picnic table, firepit, 
and small charcoal barbeque. 

1 

TOTAL SITES 272 
 

Images 1 to 6 on the following page illustrate the various camp and cabin sites existing within the 
campground as described above.   
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Figure 10b - Schematic Site
Plan - North
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Image 1. Seasonal Sites  Image 2. Pull-Through Trailer Sites 

  

  
Image 3. Pop-Up Tent Trailer/Tent Site  Image 4. Basic Cabin Rentals  

  

  
Image 5. Deluxe Cabin Rental  Image 6. Deluxe Upgrade Cabin Rentals  

 

Outdoor Recreational Amenities  

The trailer park and campground is supported by a number of recreational amenities located in the 
south portion of the subject lands, which used to include baseball diamonds, as illustrated on the 
Schematic Site Plan. Playground facilities include a permanent play structure, skate park, basketball 
courts, and volleyball net, whereas the former baseball diamond adjacent to the main entrance is now 
used for various informal field sports, including soccer. The remaining former diamond in the 
southeastern portion of the site is used as a fenced-in dog run for park visitors. Horseshoe pits and 
pavilions are located east of the main access road beyond the entry gate booth. Images 7 and 8 below 
illustrate select recreational amenities within the campground as described above.  
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Image 7. Skate Park and Play Structure Image 8. Soccer/Informal Sport Field 

 

Recreation Centre  

‘Emerald (Tikki) Hall’ is a recreation and event centre located centrally that functions as part of the 
campground. A large hall and professional kitchen occupy the majority of the recreation centre, which 
also includes an inground pool and hot tub under a retractable dome at the south end of the building 
and a fitness room for use by Emerald Lake campers. The main building is approximately 4,000 square 
feet in size, whereas the pavilion at the reach of the main hall is approximately 3,000 square feet in 
size.    

The hall and professional kitchen are used for park-wide events for guests of Emerald Lake and for 
private events and functions, including weddings, catered events, and corporate functions. The hall has 
a capacity of 200 people and is licensed.   

Images 9 and 10 below show the Recreation Centre.  The Recreation Centre was constructed in 2007.  

  
Image 9. Emerald Hall Recreation Centre Image 10. Indoor Pool and Hot Tub 
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Waterpark and Day Picnic Area  

The waterpark and day use campground/picnic area (“waterpark”) is accessed by an existing gravel 
road that extends from the main gate within the campground over the rail line. Vehicular access to the 
waterpark is controlled by a second gate at the railway. This gate is continually staffed, with the staff 
member closing the gate when a train is approaching and passing through the subject lands along the 
rail corridor. The waterpark operates on weekends only between mid-May and mid-June of each year, 
and seven days per week from mid-June to the Labour Day Monday. The waterpark includes the 
following features and activities as illustrated on the Schematic Site Plan: 

• Inflatable water park within the existing spring-fed quarry lake (Emerald Lake);  

• A waterslide and splash pool;  

• A splash pad;  

• A shallow kids pool;  

• Concession Stand/Snack Bar and Grill  

• Rental Shop offering lifejackets and non-motorized boats;  

• Sand beach area along the southeastern shore of the lake;  

• Three picnic pavilions;  

• Beach volleyball courts;  

• Recreational basketball courts;  

• Picnic area with picnic tables located generally between the south side of the lake and existing 
gravel roadway; and 

• Washroom and Changeroom facilities.  

Images 11 to 15 illustrate select facilities within the waterpark as described herein.  

  
Image 11. Beach Area around Emerald Lake  Image 12. Concession Snack Bar and Rental Shop 
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Image 13. Inflatable Water Park Image 14. Waterslide, Splash Pad and Picnic Area 

  

 

 

Image 15. Regulation Beach Volleyball Courts   
 

Waterpark Users and Events  

Campground guests are able to use the waterpark and facilities during their stay. Day users visiting the 
waterpark include numerous local groups and summer day camps, as well as individuals and families. 
Local day camps and day cares utilize the waterpark and picnic facilities generally between 9:30 in the 
morning to 2:30 in the afternoon, travelling by bus to and from Emerald Lake. Emerald Lake does not 
host its own summer camp.   

The three pavilions within the waterpark are available for rent by individuals, organizations and 
corporations for picnics. Emerald Lake offers catering for rented pavilions as an option upon booking.  

Capacity of the waterpark for day users is monitored at the main gate located off Gore Road. Parking 
for day users is accommodated along the gravel roadway within the waterpark.  

Volleyball Club and Tournaments  

The Cambridge Scorpions Volleyball Club utilizes the beach volleyball courts north of the lake for 
practices and competitive tournaments, with practices occurring three evenings a week from May until 
August annually. Tournaments are hosted on weekends occasionally throughout the summer months. 
Tournament participants park adjacent to the volleyball courts, separated from water park guest 
parking.   

Site Servicing and Infrastructure  

A Functional Servicing Report was prepared by Clearford Waterworks and is summarized in Section 4.1 
of this Report. The following information was provided by Clearford Waterworks. 
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The water supply for Emerald Lake is provided from three on-site wells, each with their own water 
treatment system. The three water treatment systems are operated in accordance with the Procedure 
for Disinfection of Drinking Water in Ontario and are regulated under the Health Protection and 
Promotion Act, with two of the three systems administered through directives issued by the Public 
Health Unit. The existing water supply and treatment system is sufficient to service the existing Emerald 
Lake operation.   

Water for fire suppression is not provided by the existing water supply and treatment systems. Emerald 
Lake is used as a water supply for firefighting purposes, under an agreement with the Township, 
according to the Owner.   

Wastewater generated by the field washrooms and concession stand is collected by conventional gravity 
sewers and pumped to a Class IV septic system. Wastewater generated by the serviced trailer sites, 
field washrooms and office building in the south end of the subject lands is treated by a modular 
Waterloo Biofilter-based treatment system. The existing wastewater treatment systems are sufficient to 
continue to support the existing Emerald Lake operation. These treatment systems are governed by an 
existing Environmental Compliance Approval (ECA) issued by the Ministry of Environment, Conservation 
and Parks.    

Access and Internal Road Pattern  

Emerald Lake is accessed by one entrance to from Gore Road, with entry controlled by an electronic 
gate along Gore Road as well as a gatehouse located approximately 150 metres from the roadway. 
Campers are required to check in at the gatehouse upon entry for registration purposes, as well as day 
users of the waterpark. Images 16 and 17 illustrate the electronic gate and gatehouse at Gore Road.  

  
Image 16. Electronic Gate at Gore Road (Looking South) Image 17. Gatehouse 
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The main road (Emeral Lake Road) within Emerald 
Lake extends from the gatehouse north to the 
waterpark, with a level crossing over the existing 
railway controlled by stop signs, visible signage and 
manual gate for vehicular traffic within the 
campground as illustrated in Image 18. The gate 
at the railway is monitored by staff, who close and 
open the gate to control traffic flow as trains pass 
by.    

Within the campground, internal roads extending 
east of Emerald Lake Road provide access to the 
majority of the seasonal campsites and cabins in 
this area of the park and loop back to Emerald Lake Road. While guests park at their individual 
campsites, a general parking area is provided adjacent to the comfort station (washroom and showers) 
in this area of the campground.   

Sites located west of Emerald Lake Road are accessed by an internal road pattern consisting of both 
cul-de-sacs and crescents, with crescents providing access back to Emerald Lake Road.   

The Recreation Centre is supported by its own access from Emerald Lake Road and associated parking.  
The driveway to the Recreation Centre is paved whereas the parking area is maintained as compacted 
gravel, similar to the internal road network.   

Maintenance  

Seasonal Campsites: seasonal campers are required to maintain their individual sites, including 
landscaping (i.e. grass cutting) and maintenance of trailers and any accessory uses/structures such as 
porches, decks, and stairs. Garbage and recycling are collected from seasonal sites by Emerald Lake 
staff and occurs Wednesdays and Sundays throughout the season.   

Remaining Campsites: landscaping of remaining sites within the campground are maintained by Emerald 
Lake, with garbage/recycling collection occurring upon check out of guests.   

Waterpark: Emerald Lake maintains all facilities within the waterpark, including garbage collection and 
landscaping.   

Garbage and recycling collected from the 
campground and within the waterpark is 
transferred to a central maintenance and waste 
facility within the campground located south of the 
rail line and west of the main road per the 
Schematic Site Plan and as illustrated in Image 19.  
Waste is managed through an on-site compactor, 
and emptied three to four times a season by a 
private waste contractor.   

 

 

Image 18.  Level Railway Crossing (Looking North) 

 

Image 19. Maintenance Yard and Waste Facility 
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Employment 

Emerald Lake employs between 60 and 80 individuals during the season, including gate attendants, 
office staff, lifeguards and concession staff within the waterpark, janitor and housekeeping staff, and 
maintenance crew responsible for landscaping, garbage collection, and general maintenance activities. 
The campground and waterpark are maintained by two staff members during the off-season, with office 
staff also on site.   
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3.1 Emerald Lake Chronology  
In support of the Zoning By-law Amendment application, and to inform relevant supporting technical 
studies, MHBC prepared a chronology of the approvals and evolution of land use policy over time 
applicable to Emerald Lake, which is provided below. Corresponding relevant supporting documents, 
images and plans as described below are enclosed as Appendix B to this Report.   

1. September 1983 – (Development) Agreement  
The Development Agreement establishes the maximum number of recreational vehicle camp 
sites, that tent camping is not permitted and includes a number of clauses related to the 
operation of the campground. An approved development (site) plan is appended to the 
Agreement, which also sets out the phasing of development for individual campsites.  

2. January 1994 – Zoning By-law Amendment (By-law 14/94) 
The purpose of this Zoning By-law Amendment was to recognize the recreational land uses that 
existed in the campground at the time. Through this amendment, the site-specific provision 
applying to the lands north of the rail line (RCsp43) was amended to permit the following uses: 
pools and water slides, mini golf, volleyball courts, horseshoe pits, picnic shelters, playgrounds. 
The existing site-specific provision applying to lands south of the rail line (RCsp47) was amended 
to permit the following additional uses: concession stand for food sales, picnic shelters, variety 
store, laundromat, baseball diamonds, and washrooms. The amendment indicates volleyball 
courts were existing as of January 1994, but specific location of the courts unknown. 

3. November 1998 - ECA (3-0378-98-006) issued for sewage treatment 
The ECA permitted a sewage treatment and disposals system serving a 100-unit seasonally 
occupied (May 1- October 31) trailer park development.   

4. March 11, 2004 – Amended ECA Issued 
Amended ECA for upgrading of existing sewage treatment and subsurface disposal works.  Noted 
in preamble to the ECA document that the system serves an existing 200-unit trailer park 
development.   

5. November 2004 – Google Earth Aerial Imagery 
Of particular note is the establishment of the volleyball courts north of the lake within the 
waterpark.  The gravel road providing access to these courts was also established at that time. 
The volleyball courts were specifically permitted on the northern portion of the subject lands in 
the Zoning By-law, through a previous amendment in 1994. Lands in the northeast corner of the 
campground are also cleared. 

6. December 16, 2004 – Greenbelt Plan Comes into Effect 
The subject lands are designated Protected Countryside, with portions within Natural Heritage 
System.  Per the mapping on Schedule 4 – Natural Heritage System, lands north of Emerald 
Lake are included in Natural Heritage designation, despite being developed with volleyball courts 
and landscaped areas.   
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7. March 2, 2012 – Amended ECA (Approval 6567-8GBPBV) 
Amended ECA issued for an upgrade and expansion of the existing sewage treatment system to 
“service an expanded and existing 240 units [seasonally occupied (May 1 and October 31) trailer 
park development.”   

8. December 19, 2014 – Ministerial approval of OPA 81 to the County of Wellington 
Official Plan.   
OPA 81 resulted from the County’s 5-year Official Plan Review, which involved aligning the 
Official Plan with provincial plans and addressing areas of concern or interest identified through 
the Official Plan Review process. The limit of the Greenbelt Natural Heritage System overlay as 
it applies to the subject lands is reflected in the relevant Official Plan Schedules.   

9. April 2018 – New Township of Puslinch Zoning By-law 023-18 approved 
The current zoning of the subject lands as discussed in Section 2.1 of this Report reflects that 
which was adopted as part of the Zoning By-law in April 2018.   

 

3.2 Zoning By-law Amendment 
The existing zoning of the subject lands limits a travel trailer park to 200 recreational vehicle sites and 
prohibits tent camping, whereas as described earlier, Emerald Lake currently contains 272 recreational 
vehicle sites (with some of these sites also being used for tent camping) and additional facilities, such 
as a recreation centre, for use by campground guests. Furthermore, the Township passed a new Zoning 
By-law in 2018, which included definitions that more accurately capture the operations at Emerald Lake.   

An amendment to the Township of Puslinch Zoning By-law 023-2018 is required to recognize the existing 
Emerald Lake operation and facilities bring it into compliance with the Zoning By-law, as well as refine 
the limits of the existing Natural Environment Zone and Environmental Protection Overly boundaries 
based on the recommendations of the Scoped Environmental Impact Study. No new development is 
proposed. The proposed Zoning By-law Amendment also involves amending existing additional 
permitted uses to more appropriate align with use classifications and definitions of the (new) Zoning 
By-law and establishing new site-specific special provisions associated with the Special Provision Resort 
Commercial Zones applying to the subject lands (being [RC(sp43)] and [RC(sp37)]).   

The amendment also involves rezoning a small portion of the subject lands to the Agricultural (A) Zone 
in support of the proposed lot line adjustment involving 7260 Gore, which is discussed further in Section 
3.3 of this Report below.    

The proposed Zoning By-law Amendment is illustrated in Figure 11, with a full analysis of the requested 
additional permitted uses and special provisions included in Section 5.4 of this Report. A draft of the 
proposed Zoning By-law Amendment is included as Appendix A.   

 

 

 

 



Subject Lands

Figure 11 - Proposed Zoning Amendment

Source: Township of Puslinch Zoning By-law 023-2018
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3.3 Consent – Lot Line Adjustment  
An application for Consent – Lot Line Adjustment is being advanced to the County of Wellington 
concurrent with the Zoning By-law Amendment application. The proposed lot line adjustment proposes 
to add approximately 1,967 square metres from the subject lands to 7260 Gore to refine the lot 
boundary to:  

• Regularize the shape of the existing single detached lot;  

• Provide additional rear yard area for the existing dwelling;  

• Ensure the lot complies with the minimum lot area and rear yard requirements of Section 11.4 
of the Zoning By-law; and  

• Provide additional separation between the existing dwelling and campground.   

Following the lot addition, 7260 Gore would have a total lot area of approximately 0.54 ha with approval 
of the application. The proposed lot line adjustment is illustrated in Figure 12 and evaluated herein.   
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Figure 12 - Proposed Lot Addition (Lot Line Adjustment)

Source: Bing Virtual Earth
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4.0 Summary of 
Supporting Studies 
The following section summarizes the supporting reports that were prepared in support of the proposed 
Zoning By-law Amendment.   

 

4.1 Functional Servicing Report 
Clearford Waterworks (Clearford) prepared a Functional Servicing Report that outlines the existing 
servicing strategy for Emerald Lake. The following provides a summary of the proposed servicing 
strategy and main findings of the report:  

• The onsite communal, sanitary servicing provided at Emerald Lake is sufficient for the existing 
site user load and occupancy.  

• The water supply system is operated and managed in accordance with the requirements under 
the Ontario Health Promotion and Protection Act.   

• The apparent well yield and treatment system capacity for the water treatment system in the 
office building can support future expansion.  

• The Class IV wastewater system serving the field washrooms and concession stand in the water 
park area is appropriately sized for the expected loading. There have been no reported break 
outs from the bed area.  

• The communal Waterloo Biofilter-based treatment system servicing the seasonally occupied 
areas of the site is providing treatment to meet the existing loading; however, it is operating at 
the expected limit of its capabilities. No additional loading is recommended for the system; 
however, no expansion is required to continue to service the existing site users.   

• The existing Environmental Compliance Approval requires minor amendments to reflect current 
operating conditions and ensure compliance with the description of the works.  

 

4.2 Nitrate Impact Assessment  
Clearford Engineering prepared a memorandum discussing the impact of nitrates generated by the 
existing onsite sewage system. The following provides a summary of the proposed servicing strategy 
and main findings of the report:  
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• The Class 4 sewage system and Waterloo Biofilter (WBF) with shallow buried trench (SBT) 
disposal beds operated under the Ministry of the Environment, Conservation and Parks (MECP) 
Environmental Compliance Approval (ECA). The ECA establishes effluent objectives, including a 
nitrate target of 5 mg/L, but not enforceable concentration limits.   

• While effluent sampling from 2018-2025 showed nitrate concentrations frequently exceeded the 
ECA objective during parts of the operating system, this is typical for seasonal recreational 
systems because biological denitrification processes are difficult to maintain during fluctuating 
occupancy, low early-season temperatures, and inconsistent wastewater loading.   

• A review of annual performance reports for the WBF system from 2005 through 2025 provided 
consistent analysis of the impact of the system on groundwater quality, with samples collected 
from monitoring wells consistently showing very low concentration of nitrate downgradient of 
the SBT.   

• Annual performance reports concluded that the onsite systems had a negligible impact on the 
groundwater quality as a result of the significant nutrient uptake near to an immediately 
downstream of SBTs.  

• Data points from months it was possible to collect samples from the groundwater monitoring 
wells showed no adverse impact of the groundwater quality adjacent to the downgradient 
property boundary, with the measured concentrate of nitrate nitrogen well below the ‘reasonable 
use guideline’ limit of 2.5 mg/l at the property edge.  

• Based on a review of historic annual reports for the systems and a review of recent samples of 
groundwater collected from monitoring wells on the site shows there was no observed or 
expected adverse impact on the groundwater quality at the downgradient property boundary. 

 

4.3 Environmental Noise and Vibration Letter 
SLR prepared an Environmental Noise and Vibration Opinion Letter that assesses potential 
transportation noise and vibration impacts from the CPKC rail corridor and Gore Road. The following 
provides a summary of the assessment:   

• Based on the applicable definitions of the Ministry of Environment, Conservation and Parks 
(MECP) Publication NPC-300 Guidelines, the existing trailer resort and waterpark is not 
considered a noise-sensitive receptor for transportation noise within NPC-300’s land use planning 
framework, and therefore no assessment of roadway or railway noise is required.  

• The Federation of Canadian Municipalities and the Railway Association of Canada (FCM/RAC) 
Guidelines for New Developments in Proximity to Railway Operations (Guidelines) do not specify 
requirements for camp sites/campgrounds as noise-sensitive receptors for assessing 
transportation related noise, specifically from railways.  

• The FCM/RAC Guidelines recommend conducting a vibration assessment for structures within 75 
metres of a railway line. As there are no permanent structures located within 75 metres of the 
CPKC Subdivision, an assessment is not required.  
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4.4 Scoped Environmental Impact Study  
Aboud & Associates Inc. (Aboud) prepared a Scoped Environmental Impact Study (EIS) to: (1) 
determine if the existing Emerald Lake operation was retroactively compliant with the applicable 
environmental policies in effect at the time of development within the subject lands, based on a review 
of available historic aerial imagery and mapping; (2) assess the impacts resulting from any development 
that was not in compliance with the applicable policy framework at the time; (3) provide 
recommendations for mitigation and restoration where non-compliant development took place; and (4) 
propose appropriate buffers that protect significant and sensitive significant natural heritage features 
on the subject lands over the long term.  The following provides a summary of the main findings of the 
report:  

Features  

• Area immediately west of the small pond in the southern portion of the subject lands is 
designated Core Greenlands in the County of Wellington Official Plan and is comprised of open 
bedrock, appearing as a white feature in historic air photos and imagery. This may have 
contributed to improper interpretation of this area as a wetland during previous iterations of 
wetland mapping. A wetland is not currently present, nor was present at any time on the subject 
lands in this area and should not be considered Core Greenland (see Appendix C – Figure 2).    

• There has been an increase in wetland features and the limits of the boundary in relation to the 
western property limit in the southern portion of the subject lands, with an increase in swamp 
thicket and coniferous swamp communities as agricultural use ceased and plantations failed. 
These communities were identified as being quite young. A preliminary desktop wetland 
boundary has been delimited based on the limits of wetland communities within the study area. 
A preliminary woodland boundary has also been delimited based on the limits of wetland 
communities within the study area (see Appendix C – Figure 1c).  

Site Development  

• By 2004, site development within the northern property development was complete and 
matching site conditions identified in current air photos, indicating that all recreational 
development in the northern portion of the subject lands was existing as of the in-effect date of 
the Greenbelt Plan. Recreational land use limits have not changed since at least 1997, no 
changes to the limits of natural heritage features were observed, and recreational uses appear 
to be consistent with previous years.  

• With respect to the southern portion of the subject lands, by 2004:  

o The northeastern corner continues to be cleared to the property limits, with evidence of 
site materials and a small berm extending south of the rail berm, and evidence of site 
works or grading already complete or underway in this area.  

o Most of the recreational area was existing, apart from a few small contiguous treed areas.   

• Post 2004 in the southern portion of the subject lands, several small areas of tree removal were 
noted in the northwest were noted in the northwest corner, around the western side of the small 
pond and small sections to the immediate south to accommodate material storage. These 
removal areas were contiguous to small coniferous woodland feature and the adjacent property 
woodland and took place (approximately) between 2009 and 2012, and in 2014.  
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• Per Google Earth Historic Imagery, recreational uses were fully developed and concurrent with 
existing conditions by 2015.  

Impacts 

• The 0.22 ha of woodland removed between 2009 and 2014 is offset by approximately 0.24 ha 
of expansions in the woodland limit that occurred after 2004, resulting in an overall increase in 
woodland cover of approximately 0.02 ha at the site level (see Appendix C – Figure 3). In this 
regard, minor site alteration (removal of trees within a woodland) occurred within the Greenlands 
designation, however there has been an overall increase in woodland cover.  

• No impacts to regulated wetland features appear to have occurred and any site development 
within regulation limits to these features occurred prior to 2004.   

• No changes to the location or limits of the watercourse associated with the small pond were 
noted following the review of historic imagery and available mapping layers, however minor 
impacts may have occurred due to the removal of woodland in the vicinity of the watercourse. 

Legislation and Policy Compliance  

• Any site development that occurred prior to 2005 would not likely have constituted a violation 
under the Provincial Policy Statement (PPS), as clear protection of natural heritage features was 
not identified prior to the 2005 PPS. No net loss of significant woodland has been noted on the 
subject lands since 2004.   

• Almost all recreational uses were on the subject lands were existing as of the in-effect date of 
the Greenbelt Plan, except for the small woodland removals in the area around the small pond 
and around the southwestern woodland limit. These minor intrusions would not in the 
professional opinion of Aboud constitute an expansion or establishment of a major recreational 
use that would be expected to require an application under the Greenbelt Plan and therefore the 
existing development is considered in compliance with the Greenbelt Plan.  

• With respect to the wetland policies of the Hamilton Conservation Area, any site alteration within 
the limits of the regulated area since 2004 have generally only included tree and vegetation 
removal, without any changes to the landscape or the erection of buildings or structures and 
would therefore not constitute development or development activities within the regulation limit. 
No wetland removals have occurrent and while several sites and trailers are located within the 
regulation limit, none have encroached into the limits of the regulated features.   

• The aforementioned tree removals did not change the status or ecological functions of the 
significant woodland, based on the location of removals at the edge of the feature and the 
composition of the feature as an eastern white cedar coniferous forest with little to no understory 
vegetation. As a result, the removal is not considered a negative impact to the greater significant 
woodland.   

• No buildings or structures have been erected within the Natural Environment Zone or 
Environmental Protection Overlay since the in-effect date of the Township of Puslinch Zoning 
By-law 023-018. 

• The development of Emerald Lake has not resulted in negative impacts to the existing natural 
heritage features and is in compliance with the applicable policies and regulations that are 
applicable to the site, based on the review undertaken in the EIS.   
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Mitigation and Recommendations  

• Mitigation is recommended to provide a buffer to existing natural features, where development 
is immediately adjacent to improve the ecological function of these features and to ensure no 
future encroachment. Buffers are proposed within the southern portion of the subject lands in 
the northwest corner to the watercourse between the small pond and property limits and he 
southwestern corner between the woodland and transient trailer sites (see Appendix C – Figure 
4).  

• A minimum 5 m buffer to the watercourse within the property limits is recommended to ensure 
continued compliance with policies of the Hamilton Conservation Authority (see Appendix C – 
Figure 4).   

• The limits of the wetland and woodland features should be confirmed with representatives from 
the Conservation Authority and the Township.   

• As part of the future Site Plan Amendment application, a native and site appropriate 
enhancement planting plan should be implemented within the recommended areas of woodland 
and watercourse buffers to ensure long term protection of natural heritage features on site (see 
locations in Appendix C enclosed).  

• Ensure the future zoning considers the confirmed limits of natural heritage features and 
recreational features uses on site, including removal of the Core Greenland designation 
(understood for the purposes of the Zoning By-law Amendment to mean the Natural 
Environmental Zone category) within the area south west of the pond given likely the mis-
identification of this area as containing a wetland feature; and  

• Native tree and shrub enhancement plantings along other woodland and wetland edges within 
the property should be installed to mitigate future impacts from recreational use and discourage 
recreational uses within significant features.  
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5.0 Policy Analysis 
The following discussion outlines how the proposed development and supporting applications consider 
and address relevant policies of the Provincial Planning Statement, 2024, Greenbelt Plan, 2017, and 
County of Wellington Official Plan; and regulations of the Township of Puslinch Zoning By-law.   

 

5.1 Provincial Planning Statement (2024) 
The Provincial Planning Statement, 2024 (PPS) was issued by the Province of Ontario in accordance 
with Section 3 of the Planning Act on August 20, 2024, and came into effect on October 20, 2024.  

The PPS sets the policy foundation for regulating the development and use of land within the Province, 
and supports a comprehensive, integrated, and long-term approach to planning. It provides a vision for 
land use planning in Ontario that encourages an efficient use of land, resources and public investment 
in infrastructure. The PPS encourages a diverse mix of land uses in order to provide choice and diversity 
to create complete communities. The following is an analysis of the proposal in the context of the 
policies in the PPS.  

 

5.1.1 Rural Lands 
The subject lands are consistent with the PPS 2024 definition of ‘rural lands’ given they are located 
outside of a settlement area and the prime agricultural area of the County of Wellington. Section 2.6 of 
the PPS 2024 provides general policies for rural lands. Policy 2.6.1 b) identifies resource-based 
recreational uses as a permitted use on rural lands within municipalities.  Policies 2.6.2 and 2.6.3 include 
policies for development on rural lands:  

• development that can be sustained by rural service levels should be promoted; and  

• development shall be appropriate to the infrastructure which is planned or available and 
therefore avoid the need for its uneconomical expansion.   

Emerald Lake is supported by on-site water and wastewater treatment systems that are considered 
adequate to service the use and existing operation, as demonstrated in the Functional Servicing Report. 
The Park has been operating for over 40 years and has been adequately served by Gore Road and the 
surrounding road network, noting that the Park only operates for a small part of the year.   

 

5.1.2 Natural Heritage  
Section 4.1 of the PPS 2024 includes policies for natural heritage resources. More specifically, Subsection 
4.1.1 states that natural heritage features and areas shall be protected for the long term. A portion of 
the Fletcher Creek PSW and ANSI is primarily located on the northeastern portion of the subject lands 
as illustrated in Figure 3 and is located adjacent to manicured landscaped areas, the internal gravel 
road system and volleyball courts that have generally been in existence and in their current layout for 
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over 20 years.  In accordance with Subsections 4.1.4 (a) and 4.1.5 (d), development and site alteration 
is not permitted within PSWs and shall not be permitted in significant ANSIs unless it has been 
demonstrated that there will be no negative impacts on the natural features or their ecological functions.   

Through the Scoped EIS, a preliminary wetland boundary and woodland boundary has been delineated, 
and the extent of significant woodlands identified. Development has not occurred within the wetland 
limit. 

Generally, development and site alteration is not permitted on adjacent lands to natural heritage 
features and areas unless the ecological function of the adjacent lands has been evaluated and it has 
been demonstrated that there will be no negative impacts on the natural features or on their ecological 
functions in accordance with Policy 4.1.8. The Scoped EIS concluded that the existing Emerald Lake 
operation has not resulted in negative impacts to existing natural heritage features and further 
recommends that:  

(1) buffers be established in select areas in the southern portion of the subject lands; and  

(2) native tree and shrub plantings be installed along other woodland and wetland edges within the 
subject lands, to mitigate future impacts from recreational use and discourage recreational uses within 
significant features.   

 

5.1.3 Sewage, Water and Stormwater  
Section 3.6.3 directs that where municipal water and sewage services are not available, planned, or 
feasible, private communal water and sewage services are the preferred form of servicing for multi-
unit/lot development in the interest of protecting the environment and minimizing potential risks to 
human health and safety. Emerald Lake is currently serviced by four water supply wells and three water 
treatment and distribution systems providing a potable water supply and a wastewater collection system 
that conveys wastewater flows to one of two on-site wastewater treatment plants on the subject lands. 
The wastewater system is governed by an existing ECA issued by MECP and two of the three water 
treatment and distribution systems are operated under a Directive issued by the Wellington-Dufferin-
Guelph Public Health Unit. These systems are consistent with the definitions of ‘private communal 
sewage services’ and private communal water services’ in the PPS 2024 and the Functional Servicing 
Report confirms they are adequate to support the existing development on the lands.  

In consideration of the above, in our opinion the Zoning By-law Amendment application is 
consistent with the Provincial Planning Statement, 2024.   

 

5.2 Greenbelt Plan, 2017 
The Greenbelt Plan, amended in 2017, was prepared and approved under the Greenbelt Act, 2005 and 
took effect on December 16, 2004. The purpose of the Greenbelt Plan is to permanently protect a broad 
band of agricultural lands, natural heritage systems, and water resources around the Greater Golden 
Horseshoe. As outlined in the Greenbelt Act, decisions under the Planning Act must conform to the 
Greenbelt Plan.   
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The subject lands are designated Protected Countryside, with the northeastern portion of the lands 
further located within the Natural Heritage System overlay, as illustrated in Figure 7. The subject lands 
are consistent with the definition of ‘rural lands’ in the Greenbelt Plan as they are primarily designated 
for Recreational purposes in the County of Wellington Official Plan and are located outside of the prime 
agricultural area and settlement areas. In accordance with Section 4.1, rural lands of the Protected 
Countryside are intended to, in part, support a range of recreation and tourism uses, including 
campgrounds. In this regard, the existing use of the subject lands is permitted in the Greenbelt Plan.  

Furthermore, existing uses within the Protected Countryside – being ‘uses legally established prior to 
the date that the Greenbelt Plan came into force on December 16, 2004’ – are permitted by Policy 4.5.1. 
The current zoning of the subject lands, established by By-law 14/94 in January 1994, permits a day 
picnicking, concession stand, volleyball courts, and pools, waterslides and water activities on the 
northern portion of the subject lands. Figures 13 and 14 illustrate the limit of the Greenbelt Plan 
Natural Heritage System in relation to facilities that existed in both 2000 and in the fall of 2004, prior 
to the in-effect date of the Greenbelt Plan. Volleyball courts in the north and northeastern portions of 
the subject lands, as well as the associated internal roadway, are located within the Greenbelt Plan 
Natural Heritage System but these uses pre-date the Greenbelt Plan and are considered ‘existing uses’. 
Similarly, additional trailer sites were under development in the northeast corner of the trailer park 
(permitted under the in-effect zoning) located within the Greenbelt Plan Natural Heritage System, prior 
to the in-effect date of the Greenbelt Plan.  

The existing uses on the subject lands, including those located within the Natural Heritage 
System overlay, are permitted existing uses that conform to and are consistent with the 
intent and policy framework of the Greenbelt Plan. 

 

5.3 County of Wellington Official Plan 
The County of Wellington Official Plan (‘County Official Plan’) was adopted by Wellington County Council 
on September 24, 1998, approved by the Ministry of Municipal Affairs on April 13, 1999, and came into 
effect on May 6, 1999.   

The subject lands are designated Greenbelt on Schedule A7: County Growth Structure (Puslinch); 
Recreational, Secondary Agriculture, Core Greenlands, and Greenlands on Schedule B7: Land Use 
(Puslinch); and Greenbelt Protected Countryside and Greenbelt Natural Heritage System on Schedule 
B7-3: Greenbelt Plan (Puslinch) as illustrated in Figures 5 to 7 herein, respectively. The following is 
an analysis of the Emerald Lake campground and waterpark with respect to the applicable policies of 
the County Official Plan.   

 

5.3.1 Recreational Designation 
Lands within the Recreational designation form part of the Rural System as per Section 6.1 of the County 
Official Plan. Permitted uses within the designation include seasonal recreational uses, active and 
passive recreational activities, and commercial activities related to and serving recreational activities, 
among others, as per Policy 6.7.2. The elements of the Emerald Lake operation are permitted in the 
Recreation designation as follows:  
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• travel trailer sites, camping sites, water park and associated facilities (i.e. waterslide and kiddie 
pool) as ‘seasonal recreational uses’;  

• picnic areas and pavilions in the north end of the railway, volleyball and sport courts, and 
playgrounds as ‘active and passive recreational uses’; 

• concession stand/seasonal snack bar, lifejacket and boat rentals and souvenir shop, and 
recreation centre (Emerald Lake Hall) as ‘commercial activities related to serving recreational 
activities’.  

Policy 6.7.5 outlines the criteria for the establishment of tent and trailer parks within the Recreational 
designation. The current zoning of the campground permits a travel trailer park, but limits the number 
of sites to 200 and prohibits tent camping. Emerald Lake currently contains 272 recreational vehicle 
sites, 23 of which are also offered for tent camping purposes. The following is a review of the existing 
trailer park to the criteria contained in Policy 6.7.5, applicable to tent and trailer parks:  

a) Access to an open public road;  

Gore Road is a paved Township Road and is the main access to the subject lands.  

b) An internal road system which will allow ease of access for emergency vehicles;  

The internal road system is generally gravelled throughout Emerald Lake, with the exception of 
the southern portion of Emerald Lake Road serving as the main driveway entrance from Gore 
Road to Emerald Lake Hall. With respect to emergency vehicle access, the Owners advise that 
a third-party company specializing in fire safety systems, life safety systems and related services 
inspects the campground annually in May to ensure accessibility and existing fire routes are 
maintained, and fire extinguishers and sprinkler systems are in working order and serviced as 
required. It is noted that a future site plan amendment process provides opportunity to confirm 
ease of access for emergency vehicles to the Township’s satisfaction.   

c) Adequate water and sewage services;  

Existing water and sewage systems on the subject lands are sufficient to service all facilities, 
amenities and sites as they exist today within Emerald Lake, as demonstrated in the Functional 
Servicing Report.   

d) A design which provides individual sites sufficient to:  

• site a tent or trailer  

• provide adequate separation between tents and trailers for fire protection and privacy  

• provide an on-site amenity area 

The Township of Puslinch Zoning By-law does not contain provisions to regulate the minimum 
area or frontage for individual trailer sites, separation between individual seasonal trailers, or a 
minimum amenity area associated with the trailer site. Each trailer site has been functioning 
without issue and is sufficient to site trailers in either a seasonal (permanent), pull-through, or 
back-in arrangement. Each site, regardless of type, is equipped with an on-site amenity area 
consisting of, at minimum, a fire pit area and picnic table.   
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e) Agreements that regulate the operation of the park and provide for a maximum nine months of 
operation per year.   

Emerald Lake operates from May 1 to October 15 each year. Leases are renewed with seasonal 
trailer site occupants, who pay annual fees towards the maintenance of the trailer park.  

The layout and functioning of the trailer park component of Emerald Lake generally meets the criteria 
of Policy 6.7.5 as demonstrated above.   

Policy 6.7.7 provides direction with respect to active and passive recreation uses such as picnic areas, 
and sports fields and buildings and structures and facilities which support active and passive recreation 
facilities and states that such uses are permitted provided that:  

a) adequate provisions are made for services include road access, water and sewer facilities;  

b) other policies of this plan are met.  

Emerald Lake is serviced by an internal gravel road system and private communal water and wastewater 
system as discussed throughout this Report. Emerald Lake and its current operations also conform to 
the relevant policies of the County of Wellington Official Plan, as demonstrated herein.  

It is noted that the Recreational Areas policies of the County Official Plan are silent with respect to 
maximum trailer or tent site density and as such does not limit the number of sites in an individual tent 
and trailer park.   

 

5.3.2 Core Greenlands and Greenlands Designations  
Figure 2 in Appendix C illustrates the limits of the Core Greenlands and Greenlands designation as 
they apply to the current configuration of Emerald Lake.  As noted in the Scoped EIS, the development 
of the volleyball courts north of the (Emerald) Lake and internal roads as they relate to the limit of the 
Core Greenlands and Greenlands designation were developed by 1997. The Core Greenlands designation 
in the southern portion of the subject lands, applies in part to an area within Emerald Lake currently 
developed with trailer park sites. As noted in the Scoped EIS, this area is generally comprised of open 
bedrock, and the area should not be considered Core Greenland. The small portion of wetland as 
identified in the Scoped EIS within this area is within the Core Greenlands designation and is not 
developed.   

The Greenlands designation applies generally to the northeastern, northwestern, and southwestern 
corners of the southern portion of the subject lands. As noted in the Scoped EIS, approximately 0.22 
ha of significant woodland had been removed from lands generally within the Greenlands Designation 
between 2009 and 2014, whereas the significant woodland has expanded in other areas on the subject 
lands by a total of 0.24 ha since 2004, including through the planting of trees by the Owner (see Figure 
3 in Appendix C). Policy 5.6.2 directs that where development is proposed in the Greenland system or 
on adjacent lands, the developer shall be required to identify the nature of features potentially impacted, 
prepare an environmental impact assessment where required, consider the enhancement of the natural 
area where appropriate and reasonable, and address the relevant requirements of the environmental 
impact assessment policies of the County Official Plan.   

While no new development is proposed as part of the Zoning By-law Amendment application, a Scoped 
EIS was prepared under a Terms of Reference developed with input from relevant agencies and 
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Township peer-review consultants and concluded the development of Emerald Lake over time has not 
resulted in negative impacts to existing natural heritage features. With respect to tree removals from 
lands within the Greenlands designation, the Scoped EIS further concluded that the removals did not 
change the status or ecological functions of the significant woodland based on the location of the 
removals and the composition of the feature itself, and therefore the removals were not considered a 
negative impact to the greater significant woodland. The establishment of buffers in specific areas along 
the western limit of the southern portion of the subject lands are recommended within the Scoped EIS 
to ensure the long term protection of natural heritage features on site (see Figure 4 of Appendix C), 
as well as the installation of native tree and shrub enhancement plantings along other woodland and 
wetland edges within the subject lands to mitigate any future impacts from recreational use of the 
subject lands. These recommendations can be addressed through a future Site Plan Amendment 
application. In this regard, the Greenlands System and Environmental Impact Assessment policies of 
the County of Official Plan have been satisfied.   

Policy 5.6.7 states that where more detailed mapping is available, minor adjustments to schedules may 
be made without an amendment to the Official Plan and that the land use policies of the adjacent land 
use designation will apply as determined by Council. The recommended adjustments to the Natural 
Environment Zone and Environmental Protection Overlay are addressed through the proposed Zoning 
By-law Amendment.   

 

5.3.3 Greenbelt Protected Countryside and Natural Heritage System  
The subject lands are also designated Greenbelt Protected Countryside, while the northeastern portion 
of the subject lands are also subject to the Natural System overlay. The majority of the subject lands 
are located within the rural area of the Protected Countryside given their Recreational Area designation 
in the County Official Plan In this regard, the existing Emerald Lake operation is permitted under the 
Greenbelt Protected Countryside policies of the County Official Plan.   

Policies 9.9.5 and 9.9.6 apply to the Natural Heritage System of the Greenbelt Protected Countryside 
and, in part, provide policy direction with respect to development and site alteration within the Natural 
Heritage System. The purpose of the Zoning By-law Amendment is to recognize the existing Emerald 
Lake operation - no new development is proposed. Furthermore, the historic development of the subject 
lands with respect to existing natural features was evaluated through the aforementioned Scoped EIS 
which determined that site development within the northern portion of the subject lands was complete 
prior to the in-effect date of the Greenbelt Plan, and the northeastern corner of the southern portion of 
the subject lands within the Natural Heritage System was cleared to the property limits and grading 
underway.  In this regard, uses within the Natural Heritage System were existing and therefore policies 
9.9.5 and 9.9.6 should not apply.   

Section 9.9.8 outlines the policy framework applicable to non-agricultural uses in the rural areas of the 
Protected Countryside. The existing Emerald Lake operation and proposed Zoning By-law Amendment 
conforms with these policies as follows:  

• Emerald Lake has been operating on the subject lands for a number of decades and is 
appropriate for its current location in a rural area due to the nature and seasonality of the 
operation;  
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• Existing private communal on-site water and sewage systems are sufficient to support the 
existing operation, recognizing some regulatory permits require updating;  

• The existing sewage system has no observed or expected adverse impact on the groundwater 
quality at the downgradient property boundary; and 

• A Scoped EIS determined that the development of Emerald Lake has not resulted in negative 
impacts to existing natural heritage features, with the recommended establishment of new 
buffers adjacent to certain features in the southern portion of the site.  

The existing on-site sewage treatment system is operated under an existing ECA and supports an 
existing recreation use that is permitted within the Greenbelt; therefore it conforms to Policy 9.9.9.1 a). 
Furthermore, the existing system does not occupy portions of the Greenbelt Natural Heritage System 
and is limited to the portions of the lands designated for Recreational Area purposes.   

Lastly, Policy 9.9.11 a) permits existing uses lawfully established before December 14, 2004, being the 
day before the Greenbelt Plan came into force and effect. As demonstrated in this Report and the 
Scoped EIS, the volleyball courts located in the northern end of the subject lands, existed prior to the 
in-effect date of the Greenbelt Plan and were permitted by the site-specific zoning on the subject lands. 
In this regard, the volleyball courts are existing uses under Policy 9.9.11 a) and as such are permitted 
in their current location, notwithstanding the application of the Greenbelt Plan Natural Heritage System 
overlay.   

 

5.3.4 Servicing  
Private communal services are permitted in recreational developments subject to the recommendations 
of a Servicing Options Assessment per Policy 11.2.6 (Rural System Servicing). The existing sewage 
system is regulated under the existing ECA and therefore remains the purview of the MECP. Two of the 
three water supply systems within Emerald Lake are managed under directives of the public health unit. 
The remaining water supply system not currently managed by a public health unit directive, only services 
Emerald Hall.  In accordance with the conclusions of the Functional Servicing Report, a public health 
unit directive is required for future operation of the system.   

Given the water supply and sewage treatment systems already exist, a Servicing Options assessment is 
not required, and the private communal systems are otherwise permitted under the County Official Plan, 
while recognizing the following:  

• the existing ECA requires a technical amendment to reflect current operating conditions and 
ensure compliance with the description of the works contained therein;  

• and the future operation of one of the three existing water supply systems requires a public 
health directive. 

 

5.3.5 Consent Application for Lot Line Adjustment 
The proposed Consent (lot line adjustment) involves adding approximately 0.19 ha of lands from the 
Emerald Lake lands to 7260 Gore, which is designated Secondary Agriculture in the County Official Plan. 
Policy 10.4.6 of the County Official Plan speaks to lot line adjustments in Secondary Agricultural Areas, 
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which are permitted where no adverse effect on agriculture will occur. As neither parcel is used for 
agricultural purposes, the proposed lot line adjustment will not have an adverse effect on agriculture. 
The proposed adjustment will bring the undersized residential lot into compliance with the Reduced 
Agricultural Lot Requirements of the Agricultural Zone.   

 

5.3.6 County of Wellington Official Plan Summary 
Existing uses within the Emerald Lake Resort campground and waterpark are permitted in the policy 
framework of the Recreational Areas designation. Furthermore, the campground generally conforms to 
the Tent and Trailer Park criteria contained in the County Official Plan, with the future Site Plan 
Amendment process providing the opportunity to ensure the current design of the campground meets 
Township standards related to emergency access, internal road alignment, and other related matters. 
The developed areas of Emerald Lake within the Greenbelt Natural Heritage System existed and were 
permitted by the Township Zoning By-law prior to the in-effect date of the Greenbelt Plan and the 
purpose of the proposed Zoning By-law Amendment is to recognize the existing development and bring 
it into compliance with the Zoning By-law. 

The Recreational Areas policies do not prescribe a maximum density or number of sites within tent or 
trailer parks established in the designation. The existing private water supply and wastewater treatment 
systems within Emerald Lake are adequate to service the 272 sites, recognizing that there are required 
amendments to, and issuance of new, permits related to these systems under relevant legislation 
outside of the Planning Act.   

The development of Emerald Lake has been determined to not have resulted in negative impacts to 
existing natural heritage features, and buffers and enhancement plantings have been recommended 
through the Scoped EIS that can be implemented through the future Site Plan Amendment application.   

Rezoning 0.19 ha of the subject lands to the Agricultural Zone category to facilitate the proposed lot 
line adjustment for 7260 Gore is not discouraged by the Official Plan policy framework, whereas the lot 
line adjustment is permitted by the policy framework.   

In our opinion, the proposed Zoning By-law Amendment and Lot Line Adjustment applications conform 
to the County of Wellington Official Plan.    

 

5.4 Township of Puslinch Zoning By-law 023/18 
The subject lands are zoned Resort Commercial (RC) with site-specific special provisions applying to the 
portion of the lands both north (RCsp47) and south (RCsp43) of the rail line in the Township of Puslinch 
Zoning By-law 023-18 as shown in Figure 9. Existing natural features on the subject lands are zoned 
Natural Environment (NE), and are also subject to the Environmental Protection overlay. The 
Environmental Protection overlay also applies to small areas of the subject lands zoned for resort 
commercial purposes.   

The Zoning By-law Amendment is intended to recognize the existing Emerald Lake use, implement the 
recommendations of the Scoped EIS, and facilitate the proposed lot line adjustment between the subject 
lands and 7260 Gore. The proposed Amendment is illustrated in Figure 11 and involves:  
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• Amending sp47 to: 

o permit a ‘private park’ as an additional permitted use;  

o remove the following existing additional permitted uses (as they are covered by the 
definition of ‘private park’):  

 day picnicking 

 concession stand with food sales 

 pools, waterslides, and water activities 

 mini golf 

 volleyball courts 

 horseshoe pits 

 picnic shelters 

 playgrounds; and 

o establish a new site specific special provision that:  

 clarifies the additional uses that may be permitted within a private park; and 

 excludes campground uses and golf courses from a private park.   

• Amending sp43 to:  

o permit a ‘private park’, ‘assembly hall’, and cabins as ‘short term accommodations’ as 
additional permitted uses; 

o remove the following existing additional permitted uses: 

 concession stand for food sales 

 picnic shelters 

 variety store 

 laundromat 

 baseball diamonds 

 washrooms; and 

o establish new site specific special provisions that:  

 permit a maximum of 272 recreational vehicle sites within a travel trailer park;  

 allow 23 of the permitted recreational vehicle sites to be used for tent camping 
purposes;  

 permit a maximum of 21 cabins on permitted recreational vehicle sites, to be 
used as short term accommodations;  
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 allow a fitness room, indoor swimming pool and hot tub within an assembly hall 
use; and  

 establish a laundromat, washrooms, shower facilities and office as accessory uses 
to a travel trailer park.   

• Rezoning the portion of the subject lands to be added to 7260 Gore through the proposed 
Consent – Lot Line Adjustment from the Special Provision Resort Commercial (RC[sp43]) Zone 
to the Agricultural (A) Zone category; and  

• Revising the limits of the Natural Environment (NE) Zone and Environmental Protection (EP) 
Overlay as they apply to the southern portion of the lands.   

The proposed limits of the NE and EP Overlay as illustrated in Figure 11 have yet to be confirmed in 
the field and have been delineated by Aboud & Associates based on their work and findings through 
the Scoped EIS. Wetland limits, edge of bank associated with the existing watercourse, edge of the 
existing pond and dripline associated with the woodland in the southern portion of the subject lands 
will be surveyed in the short term and these boundaries will inform the finalization of the Zoning By-law 
Amendment.   

The draft Zoning By-law Amendment is enclosed as Appendix A and above-noted site-specific 
provisions are assessed below.   

Emerald Lake  

Permitted Uses – sp47 (Waterpark) 

Currently sp47 lists a number of individual recreational activities and facilities as permitted additional 
uses (i.e. day picnicking, volleyball courts, picnic shelters), which were established in the former Zoning 
By-law (19/85). The 2018 Zoning By-law contains use definitions that more aptly capture the existing 
facilities and activities in the waterpark area associated with Emerald Lake negating the need to list 
individual uses within the special provision.   

A ‘private park’ is defined in the Zoning By-law as: a park, other than a public park, operated on a 
commercial and/or private member basis, and which includes one or more recreational uses, such as 
campgrounds, golf courses, swimming pools, tennis courts, bowling greens, arena, boating facilities, 
sports fields, a picnic area, and ancillary retail uses.  This definition is appropriate to describe the 
waterpark component of Emerald Lake.   

A ‘public park’ is listed as permitted use in the RC Zone category, whereas a ‘private park’ is not. The 
‘public’ and ‘private’ park definitions of the Zoning By-law are similar in nature, with the main difference 
being the characterization of the entity owning, operating and maintaining the park (being under the 
jurisdiction of a public authority, or privately owned and operated on a commercial basis). In our opinion, 
permitting a private park maintains the intent of the RC Zone category, which provides for and regulates 
commercial recreational uses.   

The proposed site-specific special provision seeks to include additional uses that are consistent with a 
private park and that already occur on the subject lands, including, waterslides, splash pads, and 
waterparks; sport courts used for recreational purposes and tournaments; and horseshoe pits. The 
definition of private park also includes campgrounds and golf courses, however since these uses do not 
exist and are not contemplated on the north portion of the site, they are proposed to be excluded from 
the permitted uses.   
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Aside from the uses discussed above, the existing sp47 provision also permits a concession stand with 
food sales, whereas the waterpark also contains a rental and souvenir shop. The RC Zone category 
permits an accessory restaurant use, and the private park definition includes ancillary retail uses.   

In this regard, the proposed amendments to sp47 appropriately characterize and permit the existing 
waterpark operation and facilities.   

Permitted Uses – sp43 (Trailer Park) 

Similar to the waterpark, the ‘private park’ definition of the Zoning By-law adequately captures the 
recreational facilities and open spaces associated with the Emerald Lake trailer park. Travel trailer parks 
are a permitted use in the RC Zone category.   

As the purpose of the application is to recognize existing uses, the Zoning By-law Amendment also 
includes a new site-specific special provision to permit a maximum of 272 recreational vehicle sites 
within a travel trailer park.    

As discussed in Section 3 of this Report, a recreation centre exists within the trailer park and serves as 
an amenity to guests and seasonal campers of Emerald Lake, supporting campground events and theme 
nights, and accommodating fitness-related facilities. The recreation centre is also offered for private 
events during the operating season. The recreation hall as a use is not adequately captured by the 
permitted use definitions in the RC Zone category, despite being an accessory and complementary use 
to the Emerald Lake operation. Through a review of the permitted use definitions in the Zoning By-law, 
it is apparent that the ‘assembly hall’ definition best describes the recreation centre as it currently 
functions: any premises used for the gathering of persons for civic, political, travel, religious, social, 
educational, recreational, or similar purposes, and may include the preparation, serving, and 
consumption of food and beverages.   

As reviewed in Section 5.3.1 of this Report, the recreation centre is permitted in the Recreational Areas 
designation as a ‘commercial activity related to servicing recreational activities’, considering its primary 
function as a facility serving as an amenity within the trailer park. A site-specific special provision is 
included in the proposed Amendment to clarify the assembly hall use is permitted as an accessory use 
to a travel trailer park and recognize existing facilities within the recreation centre (i.e. fitness room) 
outside of the Zoning By-law use definition.   

Tent Camping and Cabins – sp43 (Trailer Park) 

The travel trailer park definition does not include tent camping sites, nor does it adequately capture the 
existing (non-permanent) cabin sites within Emerald Lake.  Tent and trailer camping (Tent and Trailer 
Park) is a permitted use in the Recreational Areas designation, subject to a set of criteria outlined in the 
County Official Plan. As demonstrated in Section 5.3.1 of this Report, Emerald Lake meets this criteria. 
23 sites within the trailer park accommodate either pop-up tent trailers (a permitted accommodation in 
the travel trailer park use definition) or tent camping. Given the use permissions of the Recreational 
Areas designation, tent camping is permitted on the subject lands despite being currently prohibited by 
the sp43 provision of the Zoning By-law. The proposed Amendment includes a site-specific special 
provision allowing 23 of the maximum permitted 272 recreational vehicle sites within the travel trailer 
park to be used for tent camping.  

The 21 cabins within Emerald Lake are not adequately captured by the recreational vehicle definition of 
the Zoning By-law. The cabins are not permanent structures, and as such can be moved to different 
sites within the trailer park if desired. Based on our review of the definitions in the Zoning By-law, it 
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appears that the ‘short term accommodation’ definition, while imperfect, appropriately describes the 
cabin rentals within Emerald Lake: use of a building or structure or any part thereof that operates or 
offers a place of temporary residence, lodging or occupancy by way of concession, permit, lease, license, 
rental agreement, or similar commercial arrangement for any period less than thirty (30) consecutive 
calendar days, throughout all or any part of a calendar year. Short term accommodation uses shall not 
mean or include a motel, hotel, bed and breakfast establishment, hospital, or similar commercial or 
institutional use. 

A site-specific special provision is included in the proposed Amendment to limit the number of cabin 
(sites) permitted in a travel trailer park to 21, recognizing the number of existing cabins within Emerald 
Lake.  

Agricultural (A) Zone for Lot Line Adjustment 

The 0.19 ha of lands to be added to 7260 Gore is currently zoned Resort Commercial. The Zoning By-
law Amendment also includes an amendment to this small portion of the site to zone the proposed 
severed lands Agricultural (A), consistent with the benefitting lands (7260 Gore) The following is a 
review of 7260 Gore with respect to Table 11.3 both as the lot currently exists and after the proposed 
lot line adjustment.  

Standard Required Existing After Lot Line 
Adjustment 

Lot Area (minimum) 0.4 ha 0.35 ha 0.54 ha 
Lot Frontage (minimum) 25 m +45 m +50 m 
Front Yard (minimum) 7.5 m +55 m +55 m 
Interior Side Yard (minimum) 3 m +8 m +12 m 
Rear Yard (minimum) 7.5 m +13 m +30 m 
Lot Coverage (maximum) 30% + 9% + 7% 

 

With the proposed lot line adjustment and rezoning of the lands included in the lot addition, 7260 Gore 
will comply with the Agricultural Zone.   

Natural Environment (NE) Zone Limits – Southern Portion of Subject Lands.    

The Scoped EIS has determined that the area immediately west of the small pond includes lands 
composed of bedrock and does not natural contain heritage features. To address the findings and 
recommendations of the EIS, the Zoning By-law Amendment proposes a revision to the NE Zone 
boundary on the southern portion of the subject lands.   

Seasonal recreational vehicle sites exist proximate to the revised NE Zone boundary, as well as 
components of the on-site servicing infrastructure sanitary sewer line). Subsection 4.31 a. of the Zoning 
By-law requires buildings, structures, and private sewage treatment systems to be setback 30 metres 
from the limit of the NE Zone. Subsection 4.31 c. allows reductions in this setback subject to 
approval/support from the Conservation Authority having jurisdiction (being the Hamilton Conservation 
Authority). Existing trailer sites proximate to the NE Zone have been established for over 20 years and 
do not include buildings. The existing sewage treatment system is regulated by an ECA issued by the 
MECP. The Scoped EIS has concluded that the development of Emerald Lake has not resulted in negative 
impacts to natural heritage features. In our opinion, it is appropriate to revise the boundary of the NE 
zone and the 30 metre setback.   
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Environmental Protection (EP) Overlay – Southern Portion of Subject Lands.    

The EP Overlay as it applies to the southern portion of the subject lands is proposed to be revised 
adjacent to the existing pond, expanded in the southwest area of the site and added in the southeast 
corner consistent with the conclusions of the Scoped EIS. It is acknowledged that the revised EP Overlay 
limit includes portions of some existing pop-up tent trailer/tent camping sites in the southwest corner 
of the subject lands, and the rear of some seasonal trailer sites in the southwest area of the subject 
lands. The EP Overlay in these areas is intended to recognize existing treed area that, while not 
anticipated to meet the criteria for identification of a significant woodlands, are recommended for 
inclusion in the Overlay to prevent any encroach or reduction in these treed areas.   

In summary, the proposed Zoning By-law Amendment establishes regulations to recognize 
the existing facilities and operations of Emerald Lake and implement the recommendations 
of the Scoped EIS. The proposed Zoning By-law Amendment also facilitates the proposed 
lot line adjustment and ensures that 7260 Gore, after the lot addition, will comply with the 
Agricultural (A) Zone.    
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6.0 Summary and 
Conclusions 
MHBC has prepared this Planning Justification Report in support of the Zoning By-law Amendment and 
Consent (Lot Line Adjustment) applications. The Zoning Bylaw Amendment application proposes to 
recognize the existing Emerald Lake development with appropriate new uses and regulations and 
facilitate the lot addition to 7260 Gore Road to increase its lot area, consistent with the By-law 
requirement. Based on the analysis contained in this Planning Justification Report, and together with 
the supporting technical reports, it is our opinion that the proposed applications are appropriate and 
represent good planning for the following reasons:   

1. The applications are consistent with the Provincial Planning Statement, 2024; 

2. The applications conform to the Greenbelt Plan, 2017;  

3. The applications conform to the County of Wellington Official Plan;  

4. The development of Emerald Lake over time has not resulted in negative impacts to existing 
natural heritage features,  

5. Existing recreational facilities located within the Greenbelt Natural Heritage System were 
established prior to the in-effect date of the Greenbelt Plan;  

6. The existing private water supply and wastewater treatment systems within Emerald Lake are 
adequate to service the existing 272 sites, with required amendments to the existing 
Environmental Compliance Approval issued by the Ministry of the Environment, Conservation 
and Parks, and issuance of permits related to components of the water supply system;  

7. Emerald Lake is a long, well-established recreation destination within the Township of Puslinch 
and is a significant seasonal employer; and  

8. The future Site Plan Amendment process provides an opportunity to implement 
recommendations of the Scoped Environmental Assessment related to buffer and enhancement 
plantings within the subject lands.   

Respectfully submitted, 
MHBC 

Trevor Hawkins, MPl, MCIP, RPP Jennifer Gaudet, BES, MCIP, RPP Meghan Lippert, MAES 
Partner     Associate    Planner 
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Appendix A: Draft Zoning By-law Amendment 
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THE CORPORATION OF THE TOWNSHIP OF PUSLINCH 
 
 

BY-LAW NUMBER ____________ 
 

A BY-LAW TO AMEND BY-LAW NUMBER 023/18, AS AMENDED, 
BEING THE ZONING BY-LAW OF THE TOWNSHIP OF PUSLINCH 

 
WHEREAS, the Council of the Corporation of the Township of Puslinch deem it appropriate and 
in the public interest to amend By-Law Number 023/18 pursuant to Section 34 of the Planning Act, 
R.S.O. 1990 as amended;  
 
NOW THEREFORE THE COUNCIL OF THE CORPORATION OF THE TOWNSHIP OF 
PUSLINCH ENACTS AS FOLLOWS:  
 

1. That Schedule “A” of By-law 023/18 is hereby amended by rezoning a portion of the lands 
municipally referred to as 7248 Gore Road, from a Special Provision Resort Commercial 
(RC(sp43)) ZONE to the Agricultural (A) ZONE, as shown on Schedule “A” of this By-Law.  

2. That Schedule “A” of By-law 023/18 is hereby amended by rezoning a portion of the lands 
municipally referred to as 7248 Gore Road, from a Special Provision Resort Commercial 
(RC(sp43)) ZONE to the Agricultural (A) ZONE and Environmental Protection (EP) OVERLAY, 
as shown on Schedule “A” of this By-Law.  

3. That Schedule “A” of By-law 023/18 is hereby amended by rezoning a portion of the lands 
municipally referred to as 7248 Gore Road, from the Natural Environment (NE) ZONE to the 
Special Provision Resort Commercial (RC(sp43)) ZONE, as shown on Schedule “A” of this By-
Law.  

4. That Schedule “A” of By-law 023/18 is hereby amended by rezoning a portion of the lands 
municipally referred to as 7248 Gore Road, from the Natural Environment (NE) ZONE and 
Environmental Protection (EP) OVERLAY to the Special Provision Resort Commercial 
(RC(sp43)) ZONE, as shown on Schedule “A” of this By-Law.  

5. That Schedule “A” of By-law 023/18 is hereby amended by rezoning a portion of the lands 
municipally referred to as 7248 Gore Road, from the Natural Environment (NE) ZONE and 
Environmental Protection (EP) OVERLAY to the Special Provision Resort Commercial 
(RC(sp43)) ZONE and Environmental Protection (EP) OVERLAY, as shown on Schedule “A” of 
this By-Law.  

6. That Schedule “A” of By-law 023/18 is hereby amended by rezoning a portion of the lands 
municipally referred to as 7248 Gore Road, from the Special Provision Resort Commercial 
(RC(sp43)) ZONE to the Natural Environment (NE) ZONE and Environmental Protection (EP) 
OVERLAY, as shown on Schedule “A” of this By-Law.  

7. That Schedule “A” of By-law 023/18 is hereby amended by rezoning a portion of the lands 
municipally referred to as 7248 Gore Road, from the Special Provision Resort Commercial 
(RC(sp43)) ZONE to the Special Provision Resort Commercial (RC(sp43)) ZONE and 
Environmental Protection (EP) OVERLAY, as shown on Schedule “A” of this By-Law.  

8. That Schedule “A” of By-law 023/18 is hereby amended by rezoning a portion of the lands 
municipally referred to as 7248 Gore Road, from the Special Provision Resort Commercial 
(RC(sp43)) ZONE and Environmental Protection (EP) OVERLAY to the Special Provision 
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Resort Commercial (RC(sp43)) ZONE, as shown on Schedule “A” of this By-Law.  

9. That Section 14 Site-Specific Special Provisions is amended by modifying site specific provision 
43 and as follows:  

No. Parent Zone Additional Permitted Uses Prohibited 
Uses 

Site Specific Special 
Provision 

43 RC 

Private Park   
Assembly Hall 
Cabins as Short Term 
Accommodation  
Concession stand for food 
sales 
Picnic Shelters  
Variety Store  
Laundromat 
Baseball Diamonds  
Washrooms  
 

N/A 

A maximum of 272 
recreational 
vehicle sites are 
permitted within a 
travel trailer park, 
of which 23 sites 
may be used at any 
time for tent 
camping purposes.   
 
A maximum of 21 
cabins are permitted 
within a travel 
trailer park as a 
short term 
accommodation. 
 
An Assembly Hall 
may also include a 
fitness room, indoor 
swimming pool and 
hot tub is also 
permitted as an 
accessory use within 
a travel trailer park.   
 
Accessory uses 
associated with a 
travel trailer park 
may also include a 
laundromat, 
washrooms, and 
shower facilities.  

 
10. That Section 14 Site-Specific Special Provisions is amended by modifying site specific 

provision 47 as follows:  

No. Parent Zone Additional Permitted Uses Prohibited 
Uses 

Site Specific Special 
Provision 

47 RC 

Private Park  
Day Picnicking  
Concession Stand with food 
sales 
Pools, Waterslides and 
Water activities 

N/A 

A private park may 
also include 
waterslides, splash 
pads and 
waterparks; sport 
courts used for both 
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No. Parent Zone Additional Permitted Uses Prohibited 
Uses 

Site Specific Special 
Provision 

Mini Golf 
Volleyball Courts 
Horseshoe Pits 
Picnic Shelters  
Playgrounds 

recreational 
purposes and 
tournaments; and 
horseshoe pits, but 
shall not include 
campgrounds or golf 
courses.  

 
11. That the subject land as shown on Schedule “A” to this By-Law shall be subject to all 

applicable regulations of Zoning By-law 023/18, as amended 
 

12. This By-law shall become effective from the date of passage by Council and come into force in 
accordance with the requirements of the Planning Act, R.S.O. 1990, as amended.  

 
READ A FIRST AND SECOND TIME THIS ______ OF _____________________, 2026 
   

   

MAYOR  CLERK 
   
   
   
READ A THIRD TIME AND PASSED THIS ______ OF _____________________, 2026 
   

   

MAYOR  CLERK 
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2004 AMENDED ENVIRONMENTAL 

COMPLIANCE APPROVAL 

  



Ontario

Ministry
of the
Environment

Ministère
de
l’Environnement

AMENDED CERTIFICATE OF APPROVAL
MUNICIPAL AND PRIVATE SEWAGE WORKS

NUMBER 5058-5VDTJN

Emerald Lake Inc.
7248 Gore Road, RR 2
Puslinch, Ontario
N0B 2J0

Site Location: Pt Lot 29, Gore Concession
Puslinch Township, County of Wellington

You have applied in accordance with Section 53 of the Ontario Water Resources Act for approval of:

upgrading of an existing sewage treatment and subsurface disposal works rated at 42,500 L/day, consisting of pre-
treatment facilities, recirculating bio-filters, de-nitrification beds and subsurface disposal system serving an existing 200
unit seasonally occupied (May 1st to October 31st) trailer park development, located in Part of South Half, Lot 29, Gore
Concession, in the Township of Puslinch, as follows:

PROPOSED FACILITIES:

- one (1) chemical (molasses carbon source) dosing system complete with supply tank, wash water facility and one (1)
dosing pump rated at 0.8L/hour,

- one(1) 40,000L capacity (40cu.m.) precast concrete tank complete with baffles, vents, access hatch and all required
piping works to act as an anaerobic denitrification tank,

- one (1) 4,500L capacity pumping station (tank) complete with two(2) duplex controlled submersible sewage pumps,
rated at 2.0L/s at 6.3m TDH,

ABANDONED FACILITY:

- Effluent Dividing Chamber: one (1) chamber having overall dimensions 0.9m x 0.9m equipped with a weir
arrangement, dividing effluent from the bio-filters and directing flows to two (2) de-nitrification beds, one bed located
upstream to a sub surface disposal system and the second one located on the re-circulation line and upstream to the
holding tanks,

- De-Nitrification Beds: removal of two (2) de-nitrification beds each consisting of six (6) cells of 1m x 1m x 300mm,
containing mixture of hard wood saw dust and sand filled inside an impermeable membrane, equipped with inspection
ports, inflow distribution pipes, perforated collection pipes and effluent outflow pipes;

all in accordance with the Application for Approval of Municipal and Private Sewage Works, dated December 23, 2003,
design brief, drawings and addendum documents prepared and submitted by Mr. Drago Hasnas, of Emerald Lake Inc.&
Mr. Les Szpunar, P.Eng. of Team Aquatic Management Limited, Consulting Engineer.

EXISTING FACILITIES:

- Pre-treatment: eleven (11) septic tanks (5- 22,500L, 1- 15,900L, 3- 11,250L, 1-9000L and 1-4,500L) having a total
capacity of 175,650L, located within the Emerald Lakes Park Developments shown on drawing No E-98-10 ( SP-1) dated
February 2001, revised September 2003, prepared by B.K.L Engineering, each tank equipped with two compartments,
eight (8) pump chambers collecting effluent from the septic tanks, consisting of one (1) pump and an effluent discharge
line together with a low pressure collection sewer system collecting effluent from the septic tanks and discharging to two
(2) holding tanks centrally located near the existing septic bed area,

- Holding Tanks: two (2) 22,500 L capacity two-compartment tanks each tank equipped with one (1) submersible
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effluent pumps rated at 3.42 L/s at 15.7 m total dynamic head, discharging to a system of bio-filters described later,
complete with liquid levels, timer pump controls and an alarm system,

- Bio- Filters: ten (10) aerobic biofilters each having dimensions 2.44m diameter x 2.44m high, each filter rated for 4500
to 5000L/day, filled with light weight synthetic filter medium designed for a hydraulic loading rate of 2,000 L/m2/d and for
an average flow of 42,500 L/d, complete with inlet spray nozzles, inflow distribution, effluent collection and ventilation
system, complete with an effluent dividing chamber,

- Effluent Dosing Tank: two (2) 4,500L capacity tanks collecting effluent from one of the Bio-filters and discharging to
the existing subsurface disposal system and re-circulating to the existing equalization/dosing tank, equipped with two (2)
submersible pumps each rated at 3 L/s at 13m total dynamic head, complete with one 4 way mechanical rotating valve
distributing to four shallow buried trenches,

- Subsurface Disposal System: four (4) a shallow buried trenches each 125m, laid in 300mm wide by approximately
300mm to 450mm deep parallel trenches, excavated in the native soil with center line spacing 2.5m, and each trench
equipped with a centrally placed 25 mm diameter perforated distribution pipe and covered by a 300 mm diameter half-pipe
chamber and back-filled with native soil, together with an automatic distribution valve on connection from the forcemain to
the manifolds feeding the perforated distribution laterals, complete with clean-out valves and pressure gauge connectors on
the laterals;

all in accordance with the Application for Approval of Municipal and Private Sewage Works, dated March 30, 1998, design
brief, drawings and addendum documents prepared and submitted by Philip M. Keightley, M.Sc., P.Eng., B.K.L
Engineering., Consulting Engineers.

For the purpose of this Certificate of Approval and the terms and conditions specified below, the following definitions
apply:

"Certificate" means this entire certificate of approval document, issued in accordance with Section 53 of the Ontario Water
Resources Act, and includes any schedules;

"Director" means any Ministry employee appointed by the Minister pursuant to section 53 of the Ontario Water Resources
Act;

"Ministry" means the Ontario Ministry of the Environment;

"Regional Director" means the Regional Director of the West Central Region of the Ministry;

"District Manager" means the District Manager of the Guelph District Office of the Ministry's West Central Region;

"Owner" means Emerald Lake Inc.;

“Operating Authority” means the Owner or the designated agent of the Owner who is qualified to operate the works.

"works" means the sewage works described in the Owner's application, this certificate and in the supporting
documentation referred to herein, to the extent approved by this certificate;

"grab sample" means an individual sample of at least 1000 milliliters collected in the appropriate container at a randomly
selected time over a period of time not exceeding 15 minutes;

"average daily flow" means the cumulative total sewage flow to the sewage works during a particular calendar year divided
by the number of days within that year during which sewage was flowing to the sewage works;

"BOD5" means five day carbonaceous biochemical oxygen demand measured in an unfiltered sample;

You are hereby notified that this approval is issued to you subject to the terms and conditions outlined below:

TERMS AND CONDITIONS
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1. GENERAL PROVISIONS

(1) The Owner shall ensure that any person authorized to carry out work on or operate any aspect of the Works is notified
of this Certificate and the conditions herein and shall take all reasonable measures to ensure any such person complies with
the same.

(2) Except as otherwise provided by these Conditions, the Owner shall design, build, install, operate and maintain the Works
in accordance with the description given in this Certificate, the application for approval of the works and the submitted
supporting documents and plans and specifications as listed in this Certificate.

(3) Where there is a conflict between a provision of any submitted document referred to in this Certificate and the
Conditions of this Certificate, the Conditions in this Certificate shall take precedence, and where there is a conflict
between the listed submitted documents, the document bearing the most recent date shall prevail.

(4) Where there is a conflict between the listed submitted documents, and the application, the application shall take
precedence unless it is clear that the purpose of the document was to amend the application.

(5) The requirements of this Certificate are severable. If any requirement of this Certificate, or the application of any
requirement of this Certificate to any circumstance, is held invalid or unenforceable, the application of such requirement to
other circumstances and the remainder of this certificate shall not be affected thereby.

2. EXPIRY OF APPROVAL

The approval issued by this Certificate will cease to apply to those parts of the Works which have not been constructed
within five (5) years of the date of this Certificate.

3. CHANGE OF OWNER

(1) The Owner shall notify the District Manager and the Director, in writing, of any of the following changes within 30
days of the change occurring:

(a) change of Owner;

(b) change of address of the Owner;

(c) change of partners where the Owner is or at any time becomes a partnership, and a copy of the most
recent declaration filed under the Business Names Act, R.S.O. 1990, c.B17 shall be included in the notification
to the District Manager;

(d) change of name of the corporation where the Owner is or at any time becomes a corporation, and a copy
of the most current information filed under the Corporations Information Act, R.S.O. 1990, c. C39 shall be
included in the notification to the District Manager;

(2) In the event of any change in ownership of the Works, other than a change to a successor municipality, the Owner shall
notify in writing the succeeding owner of the existence of this Certificate, and a copy of such notice shall be forwarded to
the District Manager and the Director.

4. CONSTRUCTION

(1) The Owner shall ensure that the construction of the works is supervised by a licensed installer or a Professional
Engineer, as defined in the Professional Engineers Act.

(2) Upon construction of the works, the Owner shall prepare a statement, certified by a licensed installer or a Professional
Engineer, that the Works are constructed in accordance with this Certificate, and upon request, shall make the written
statement available for inspection by Ministry staff.
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5. MONITORING AND RECORDING

The Owner shall, upon commencement of operation of the Works, carry out the following monitoring program:

(1) All samples and measurements taken for the purposes of this Certificate are to be taken at a time and in a location
characteristic of the quality and quantity of the effluent stream over the time period being monitored.

(2) Samples shall be collected of the effluent being discharged to the subsurface disposal system from an effluent dosing
tank at the frequency specified, by means of the specified sample type and analyzed for each parameter listed and all
results recorded:

Table 1 - Effluent Monitoring - (Effluent discharged to subsurface disposal system)
Frequency Once a month during the months of May, July, August and October

Sample Type Grab

Parameters BOD5, Total Suspended Solids, Total Phosphorus, Total Ammonia Nitrogen, Nitrate, Nitrite,
Total Kjeldahl Nitrogen, pH, Temperature and E-coli.

(3) Establish three (3) groundwater observation wells to monitor the shallow aquifer up-gradient of the disposal trenches,
immediately down gradient of the disposal trenches, and at the property boundary in the down gradient flow path from the
disposal trenches.

Table 2 - Groundwater Monitoring -(at down-gradient monitoring well)
Frequency Monthly (during the months of May, July, August and October)

Sample Type Grab

Parameters BOD5, Total Phosphorus, Total Kjeldahl Nitrogen, Nitrates, Nitrites, E-coli and pH..

(4) The monitoring outlined pursuant to subsection (3) shall be undertaken for a period of at least three (3) years following
the start up of the Works.

(5) Prior to the startup of the Works, background groundwater quality must be established by collecting groundwater
samples and having them analyzed for the parameters outlined in Table 3.

(6) The Owner shall measure and record the daily volume of effluent being discharged to subsurface disposal system.

(7) The methods and protocols for sampling, analysis and recording shall conform, in order of precedence, to the methods
and protocols specified in the following:

(a) the Ministry's Procedure F-10-1, “Procedures for Sampling and Analysis Requirements for Municipal and
Private Sewage Treatment Works (Liquid Waste Streams Only), as amended from time to time by more
recently published editions;

(b) the Ministry's publication "Protocol for the Sampling and Analysis of Industrial/Municipal Wastewater"
(January 1999), ISBN 0-7778-1880-9, as amended from time to time by more recently published editions; and

(c) the publication "Standard Methods for the Examination of Water and Wastewater" (20th edition), as
amended from time to time by more recently published editions.

(8) The Owner shall retain for a minimum of three (3) years from the date of their creation, all records and information
related to or resulting from the monitoring activities required by this Certificate.

(9) Following completion of one full year of operation of the sewage works, if the quality of effluent to the subsurface
disposal system satisfies the objectives stipulated in Condition 6, and demonstrates consistently to attenuate nitrates to the
levels claimed, as evidenced by the results of the monitoring program required by this condition, the Regional Director may
reduce the number of parameters and the required frequency of sampling.
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6. EFFLUENT OBJECTIVES

The Owner shall use best efforts to design, construct and operate the Works with the objective that the concentrations of
the materials named below as effluent parameters are not exceeded in the effluent being discharged to the subsurface
disposal system.

Table 3 - Effluent Objectives

Effluent Parameter Concentration, mg/L
BOD5 10
Suspended Solids 10
Nitrate Nitrogen 5

7. OPERATIONS AND MAINTENANCE

(1) The Owner shall prepare an operations manual within six (6) months of the introduction of sewage to the Works, that
includes, but not necessarily limited to, the following information:

(a) operating procedures for routine operation of the Works; and

(b) inspection programs, including frequency of inspection, for the Works and the methods or tests employed
to detect when maintenance is necessary.

(2) The Owner shall maintain the operations manual current and retain a copy at the location of the Works for the
operational life of the Works. Upon request, the Owner shall make the manual available to Ministry staff.

(3) The Owner shall prepare and make available for inspection by Ministry staff, a maintenance agreement with the
manufacturer for the treatment process/technology and a complete set of "as constructed" drawings within one (1) year of
Substantial Completion of the Works. The maintenance agreement and drawings must be retained at the site and kept
current.

8. REPORTING

(1) One week prior to the start up of the operation of the Works, the Owner shall notify the District Manager (in writing)
of the pending start up date.

(2) The Owner shall prepare, and submit upon request, a performance report, on an annual basis, within ninety (90) days
following the end of the period being reported upon. The first such report shall cover the first annual period following the
commencement of operation of the Works and subsequent reports shall be submitted to cover successive annual periods
following thereafter. The reports shall contain, but shall not be limited to, the following information:

(a) a summary and interpretation of all monitoring data and a comparison to the effluent objectives outlined in
Condition 6, including an overview of the success and adequacy of the Works;

(b) a tabulation of the daily volumes of effluent disposed through the subsurface disposal system during the
reporting period;

(c) a summary of all maintenance carried out on any major structure, equipment, apparatus, mechanism or
thing forming part of the Works; and

(d) a description of any operating problems encountered and corrective actions taken.

The reasons for the imposition of these terms and conditions are as follows:
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1. Condition 1 is imposed to ensure that the Works are built and operated in the manner in which they were described for
review and upon which approval was granted. This condition is also included to emphasize the precedence of Conditions in
the Certificate and the practice that the Approval is based on the most current document, if several conflicting documents
are submitted for review. The condition also advises the Owners their responsibility to notify any person they authorized to
carry out work pursuant to this Certificate the existence of this Certificate.

2. Condition 2 is included to ensure that, when the Works are constructed, the Works will meet the standards that apply at
the time of construction to ensure the ongoing protection of the environment.

3. Condition 3 is included to ensure that the Ministry records are kept accurate and current with respect to the approved
works and to ensure that subsequent owners of the Works are made aware of the Certificate and continue to operate the
Works in compliance with it.

4. Condition 4 is included to ensure that the works are constructed, and may be operated and maintained such that the
environment is protected and deterioration, loss, injury or damage to any person or property is prevented.

5. Condition 5 is included to enable the Owner to evaluate and demonstrate the performance of the Works, on a continual
basis, so that the Works are properly operated and maintained at a level which is consistent with the design objectives
specified in the Certificate and that the Works does not cause any impairment to the receiving watercourse.

6. Condition 6 is imposed to establish non-enforceable effluent quality objectives which the Owner is obligated to use best
efforts to strive towards on an ongoing basis. These objectives are to be used as a mechanism to trigger corrective action
proactively and voluntarily before environmental impairment occurs.

7. Condition 7 is included to require that the Works be properly operated, maintained, and equipped such that the
environment is protected. As well, the inclusion of an operations manual, maintenance agreement with the manufacturer
for the treatment process/technology and a complete set of "as constructed" drawings governing all significant areas of
operation, maintenance and repair is prepared, implemented and kept up-to-date by the owner and made available to the
Ministry. Such a information is an integral part of the operation of the Works. Its compilation and use should assist the
Owner in staff training, in proper plant operation and in identifying and planning for contingencies during possible abnormal
conditions. The manual will also act as a benchmark for Ministry staff when reviewing the Owner's operation of the work.

8. Condition 8 is included to provide a performance record for future references, to ensure that the Ministry is made aware
of problems as they arise, and to provide a compliance record for all the terms and conditions outlined in this Certificate,
so that the Ministry can work with the Owner in resolving any problems in a timely manner.

This Certificate of Approval revokes and replaces Certificate(s) of Approval No. 3-0378-98-006 issued on
November 13, 1998

In accordance with Section 100 of the Ontario Water Resources Act, R.S.O. 1990, Chapter 0.40, as amended, you may by
written notice served upon me and the Environmental Review Tribunal within 15 days after receipt of this Notice, require
a hearing by the Tribunal. Section 101 of the Ontario Water Resources Act, R.S.O. 1990, Chapter 0.40, provides that the
Notice requiring the hearing shall state:

1. The portions of the approval or each term or condition in the approval in respect of which the hearing is required, and;
2. The grounds on which you intend to rely at the hearing in relation to each portion appealed.

The Notice should also include:

3. The name of the appellant;
4. The address of the appellant;
5. The Certificate of Approval number;
6. The date of the Certificate of Approval;
7. The name of the Director;
8. The municipality within which the works are located;
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And the Notice should be signed and dated by the appellant.

This Notice must be served upon:

The Secretary*
Environmental Review Tribunal
2300 Yonge St., 12th Floor
P.O. Box 2382
Toronto, Ontario
M4P 1E4

AND The Director
Section 53, Ontario Water Resources Act
Ministry of the Environment
2 St. Clair Avenue West, Floor 12A
Toronto, Ontario
M4V 1L5

* Further information on the Environmental Review Tribunal’s requirements for an appeal can be obtained directly from the
Tribunal at: Tel: (416) 314-4600, Fax: (416) 314-4506 or www.ert.gov.on.ca

The above noted sewage works are approved under Section 53 of the Ontario Water Resources Act.

DATED AT TORONTO this 11th day of March, 2004
Mohamed Dhalla, P.Eng.
Director
Section 53, Ontario Water Resources Act

MN/
c: District Manager, MOE Guelph
Clerk, the Township of Puslinch
Drago Hasnas, Emerald Lake Inc.
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May 15, 2026 
 
Monika Farncombe 
Planning & Corporate Services Coordinator 
Township of Puslinch 
7404 Wellington Road 34 
Puslinch, ON  N0B 2J0 
 
 
Dear Ms. Farncombe: 
 
RE:            Zoning By-law Amendment and Lot Adjustment Applications 
                  Emerald Lake Resort and Waterpark 
                  7248 and 7260 Gore Road 
                  Our File: 25231A 
 
On behalf of our client, Darago Hasnas, we are pleased to submit applications for a Zoning By-law 
Amendment and Consent (lot line adjustment) for Emerald Lake Resort & Waterpark (7248 Gore 
Road) and the adjacent residential lot owned by Mr. Hasnas (7260 Gore Road). 
 
Emerald Lake Resort & Waterpark is an existing recreational commercial campground and trailer park, 
while 7260 Gore Road is located immediately to the east of the subject lands and is developed with 
a single detached dwelling.  
 
Zoning By-law Amendment 
 
The subject lands and 7260 Gore are approximately 36 hectares and 0.35 hectares in size respectively, 
and are located on the north side of Gore Road between Concession Road 7 and Sideroad 25 South, 
approximately 3 kilometers southwest of Morriston. The subject lands contain a recreational 
campground and waterpark which is bisected by a Canadian Pacific Kansas City (CPKC) rail line. The 
waterpark and associated recreational facilities – including volleyball courts and natural areas – are 
located north of the railway, with the recreational campground and related ancillary buildings situated 
south of the rail line. 
 
Emerald Lake contains 272 sites accommodating recreational vehicles (RVs), cabins, and tent 
camping. There are no expansions or additions proposed to the existing campground as part of the 
application. The purpose of the application is to recognize the existing development and bring it into 
compliance with the Zoning By-law.  
 
 



 2

Lot Line Adjustment 
 
Separately, a consent application for lot line adjustment is proposed to add a small portion of the 
campground to 7260 Gore Rd to create a more regular shaped lot consistent with the applicable 
regulations of the Zoning By-law. 
 
Enclosed Materials 
 
In response to the pre-consultation record and subsequent discussions, the following plans and 
reports were prepared in support of a complete Zoning By-law Amendment application:  

1. Schematic Site Plan, prepared by MHBC Planning;  
2. Planning Justification Report, prepared by MHBC Planning; 
3. Environmental Noise and Vibration Letter, prepared by SLR;  
4. Servicing Report, Site Grading and Servicing Plan, prepared by Clearford Waterworks;  
5. Scoped Environmental Impact Study, prepared by Natural Resource Solutions Inc (NRSI); 

and 
6. Nitrate Impact Assessment, prepared by Clearford Waterworks.  

 
A draft Zoning By-law Amendment is included as part of the Planning Justification Report. 
 
The application fees will be forwarded to your attention separately. 
 
We look forward to working with the Township on this project. Please contact the undersigned should 
you have any questions pertaining to the enclosed. 
 
 
Yours truly, 
 
MHBC 
 

Trevor Hawkins, M.PL, MCIP, RPP     Jennifer Gaudet, BES, MCIP, RPP 
Partner        Associate 
 
cc. Drago Hasnas 
 Ruth Snow 
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1.0 Introduction 

The proponent requires a Scoped Environmental Impact Study (EIS), prepared to the 
satisfaction of the Township of Puslinch and Wellington County, as part of a Zoning By-Law 
Amendment (ZBA) that evaluates the potential natural heritage impacts that may have occurred 
on and adjacent to the property as a result of the expansion to the existing trailer park beyond 
the 200 sites permitted by the Zoning By-law. The subject property, located at 7248 Gore Rd. in 
the Township of Puslinch, includes a seasonal recreational trailer and camping resort and 
associated amenities.  

The Scoped EIS must determine if the existing, as built, development was retroactively 
compliant with the policies that were applicable at the time of development based on a review of 
historic air photos and mapping resources, assess the impacts resulting from any development 
that was not in compliance with the applicable policies and provide recommendations for 
mitigation and restoration, where non-compliant development has taken place. In addition, the 
EIS will propose appropriate buffers that protect sensitive and significant natural heritage 
features on the property over the long term through the development of the proposed ZBA. 

Through consultation with the Township of Puslinch, and their peer review consultant, Dougan 
Ecology, a Terms of Reference (ToR) for the Scoped EIS has been developed and agreed 
upon. The final ToR is provided in Appendix 1. 

1.1 Current Land Use and Study Area 

The study area, located primarily at 7248 Gore rd., in the Township of Puslinch, comprises all 
lands within the proponent property limit and up to 120 metres beyond (Figure 1). The subject 
lands and adjacent lands include seasonal recreation and associated amenities, watercourse, 
wetlands, waterbodies, woodlands, rural residential, and agricultural lands. 

1.2 Site History & Regulations 
 
1.2.1 Site Planning History  
Per the Site Chronology prepared by MHBC (December 9, 2025) an agreement was made 
September 1983 through an Official Plan amendment to redesignate lands from ‘Rural’ to 
‘Seasonal recreation’ which included clauses that set a maximum of 200 sites and no tent 
camping. The agreement indicated that an OPA was approved to redesignate the lands from 
rural to seasonal recreation some time before the signing of the agreement. Per the Township of 
Puslinch Official Plan Schedule ‘A’, 1988, almost the entirety of the subject lands appears to be 
identified as Seasonal Recreational with a small portion of the north-eastern corner identified as 
Conservation (Image 1). 
 
In January 1994, a Zoning By-Law Amendment was approved to recognize and include existing 
recreational land uses within the park at the time of the amendment. This site-specific provision 
included pools, water slides, mini golf, volleyball courts, horseshoe pits, picnic shelters and 
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playgrounds present to the north of the rail line and concession stands, picnic shelters, variety 
store, laundromat, baseball diamonds and washrooms to the south of the rail line.  
 

 
 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

Image 1. Excerpt Township of 
Puslinch Official Plan Schedule 
‘A’ (1988) 

Image 2. Excerpt Key Map no. 6 
(Township of Puslinch Zoning By-

Law No. 19/85) 

 



Emerald Lake Resort ZBA, Township of Puslinch  April 24, 2026 
Scoped Environmental Impact Study           AA25-281A 

ABOUD & ASSOCIATES INC.  4 
 

Per the 1995 consolidation of the Township of Puslinch Zoning By-Law key map no. 6 (Image 
2), lands zoned as ‘Hazard’ are present to the northeast of the existing volleyball courts, and the 
pond area and watercourse to the south of the rail line only.  

In 1999, the Wellington County Official Plan designated the property as Recreational, Greenland 
and Core Greenlands (Image 3), with a change in designation in the upper property northwest 
corner, now designated as Core Greenland that was previously Recreational. 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

 

In December 2004, the Greenbelt Plan came into effect and lands within the subject property 
were designated as protected countryside with some areas along the western limit, north of the 
rail line and a small corner of the northeastern limit south of the rail line designated as within the 
Natural Heritage System of the Protected Countryside.  

The 1999 County of Wellington Official Plan (Feb 24, 2011 revision) Schedule A7 Puslinch 
provides clarity on the limits of designations within the subject lands (Image 4) and continues to 

Image 3. Excerpt Wellington County Official Plan Schedule A7 Puslinch (1999) 
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identify the majority of the site as recreational, with a small area of Core Greenland and 
Greenland within and adjacent to lands to the southern portion of the property and Core 
Greenlands and Greenlands within the northeast portion of the lands north of the railway, much 
of the immediately adjacent lands is identified as secondary agricultural. No changes were 
noted between the 1999 schedule and 2011 schedules, with 2011 shown due to the significant 
improvement in mapping. The area of Core Greenland within the southern portion of the 
property is of unknown origin and does not match the limits of any significant natural feature 
present on the site currently, or in the past. This is further discussed in section 3. 

The County of Wellington Official Plan was brought into conformity with the Greenbelt Plan on 
December 19, 2014. An updated Official Plan schedule from the 2016 consolidation (image 5) 
identifies small changes in the designations along the western limit of the property, however, the 
northern portion of the property was partly changed from recreational to secondary agriculture in 
the area around and including Emerald Lake. The Township of Puslinch 2017 draft Zoning By-
law map B-1, Natural Environment and Environmental protection overlay, generally matches the 
limits of Greenlands and Core Greenlands in the 2016 consolidation of the Wellington County 
OP. 

1.2.2 Current Legislation & Regulations 
As part of the scoped EIS, the following existing legislation have been considered, where it 
applies to natural heritage, to review against the development timeline prepared by MHBC and 
identify if Emerald Lake Resort Inc. were retroactively compliant with the policies that were 

Image 4. Excerpt, 2011 Wellington County  
OP Schedule A7 

Image 5. Excerpt, 2016, Schedule A7, 
Wellington County OP 
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applicable at the time of site alteration based on a review of historic air photos, information 
provided by the proponent and current site plans and site investigations (Figure 2). 
 

1.2.2.1 Provincial Planning Statement (2024) 
The Provincial Planning Statement (PPS) provides policy direction on matters of provincial 
interest related to land use planning and development.  
 
Regarding Natural Heritage Protection the PPS states that: 
 
 “Natural features and areas shall be protected for the long term.”  
 
And that:  
 
“The diversity and connectivity of natural features in an area, and the long-term ecological 
function and biodiversity of natural heritage systems, should be maintained, restored or, where 
possible, improved, recognizing linkages between and among natural heritage features and 
areas, surface water features and ground water features.” 
 
Under the PPS, “development and site alteration are not permitted in:  
a) significant wetlands in the Canadian Shield north of Ecoregions 5E, 6E and 7E; 
b) significant woodlands in Ecoregions 6E and 7E (excluding islands in Lake Huron and the 
St. Marys River);  
c) significant valleylands in Ecoregions 6E and 7E (excluding islands in Lake Huron and 
the St. Marys River);  
d) significant wildlife habitat;  
e) significant areas of natural and scientific interest; and  
f) coastal wetlands in Ecoregions 5E, 6E and 7E that are not subject to policy 4.1.4.b), 
 
unless it has been demonstrated that there will be no negative impacts on the natural features 
or their ecological functions. “ 
 
The PPS also states that: 

1. “Development and site alteration shall not be permitted in habitat of endangered 
species and threatened species, except in accordance with provincial and federal 
requirements. 

2. Development and site alteration shall not be permitted in fish habitat except in 
accordance with provincial and federal requirements. 
 

Development and site alteration shall not be permitted on adjacent lands to the natural heritage 
features and areas identified in policies 4.1.4, 4.1.5, and 4.1.6 unless the ecological function of 
the adjacent lands has been evaluated and it has been demonstrated that there will be no 
negative impacts on the natural features or on their ecological functions.” 
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As such, the Provincial Planning Statement applies to any site development or site alteration 
that was not an existing use and occurred outside the limits of the approved Site plan. This EIS 
is required to determine compliance with the relevant PPS policies that were in force at the time 
that site alteration outside the limits of the approved Site Plan occurred and demonstrate that 
the no negative impacts on natural features or their functions have taken place. 

 
1.2.2.2 Greenbelt Plan (2017) 

The Greenbelt Plan identifies where urbanization should not occur in order to provide 
permanent protection to the agricultural land base and the ecological and hydrological features, 
areas and functions occurring on this landscape. Per Schedule 1 of the Greenbelt Plan, the 
entirety of the study area is identified as Protected Countryside, with several areas within the 
Natural Heritage System. Per the Greenbelt Plan, the components of the Natural Heritage 
System present within the property limits includes Wetlands and Significant Woodlands, while 
an ANSI is present within the study area.  

Per Section 3.2.5, for lands within a key natural heritage feature or a key hydrologic feature in 
the Protected Countryside, development or Site alteration is not permitted within the Natural 
Heritage System, however, several exceptions apply, including exception c) Infrastructure, 
aggregate, recreational, shoreline and existing uses, as described by and subject to the 
policies of section 4. 

Per section 4.1.2 Recreational Use policies, recreational uses are subject to several policies, 
including: 

1. Residential dwelling units, other than for an employee, shall not be permitted in 
association with recreational uses. 

2. An application to establish or expand a major recreational use in the Natural Heritage 
System shall be accompanied by a vegetation enhancement plan that incorporates 
planning, design, landscaping and construction measures that:  

a. Maintain or, where possible, enhance the amount of natural self- sustaining 
vegetation on the site and the connectivity between adjacent key natural heritage 
features or key hydrologic features;  

b. Wherever possible, keep intermittent stream channels and drainage swales in a 
free-to-grow, low-maintenance condition;  

c. Minimize the application and use of pesticides and fertilizers; and  

d. Locate new natural self-sustaining vegetation in areas that maximize the 
ecological functions and ecological value of the area.  
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3.  An application to expand or establish a major recreational use shall be accompanied by 
a conservation plan demonstrating how water, nutrient and biocide use shall be kept to a 
minimum, including through the establishment and monitoring of targets.  

4.  Small-scale structures for recreational uses (such as boardwalks, footbridges, fences, 
docks and picnic facilities) are permitted within key natural heritage features and key 
hydrologic features; however, the number of such structures and the negative impacts 
on these features should be minimized. 

The Greenbelt Plan identifies Existing Uses as: 
 

a) uses legally established prior to the date that the Greenbelt Plan came into force on 
December 16, 2004; or 

b) for the purposes of lands added to the Greenbelt Plan after December 16, 2004, uses 
legally established prior to the date the Greenbelt Plan came into force in respect of the 
land on which the uses are established. 

 
As such, the Greenbelt Plan applies to any site development or site alteration that was not an 
existing use prior to 2004 that occurred outside the limits of the approved Site plan and is not 
listed as a permitted use per Section 3.2.5. The EIS is required to determine compliance where 
development occurred within the NHS after the Greenbelt Plan was enacted. 
 

1.2.2.3 Ontario Regulation 41/24- Prohibited Activities, Exemptions and Permits 
Per the HCA Web-Map, the study area is partially within the Regulation Limit due to the 
presence of the Fletcher Creek Swamp Provincially Significant Wetland Complex, regulated 
watercourse and waterbodies, including Emerald Lake. As such, Ontario Regulation 41/24 
applies to the subject lands, and should be considered in the context of development or 
development activities within or adjacent to regulated features that is not considered an Existing 
Use. Current Regulation limits are shown in Image 4. 
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Image 4. HCA Regulation Areas Mapping, retrieved March 30, 2026 

 
1.2.2.4 County of Wellington Official Plan 1999 (2025 consolidation) 
Per Schedule B7 of the Wellington County Official Plan, the study area contains Core 
Greenlands and Greenlands. The Wellington County Official Plan states that Core Greenlands 
are comprised of areas which have greater sensitivity or significance and include:  

• Provincially Significant Wetlands;  
• All other wetlands; 
• Habitat of endangered or threatened species and fish habitat; and  
• Hazardous lands.  

 
Development and site alteration within Provincially Significant Wetlands or in significant habitat 
of threatened or endangered species are generally not permitted, except where provincial and 
federal requirements allow. 
 
Permitted uses and activities may include:   

a) agriculture; 
b) existing uses; 
c) conservation; 
d) forestry; 
e) aggregate extraction within Mineral Aggregate Areas subject to appropriate rezoning, 
f) licensing and the policies of this Plan; 
g) open space; and 
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h) passive recreation. 
 
Greenlands are defined as being other significant natural heritage features including habitat, 
areas of natural and scientific interest, streams and valleylands, woodlands, environmentally 
sensitive areas, ponds, lakes and reservoirs and natural links. 
 
However, Section 5.6.2 states: 
 
“The above uses for both, the Core Greenlands and Greenlands designations, as well as 
accessory buildings and structures, shall only be permitted if:   

• there are no negative impacts on significant features and functions and no significant 
negative impacts on other greenland features and functions;” 

 
And, 
 
“Where development is proposed in the Greenland system or on adjacent lands, the County or 
local municipality shall require the developer to: 

a) Identify the nature of the features potentially impacted by the development; 
b) Prepare, where required, an environmental impact assessment to ensure that the 

requirements of this Plan will be met, and consider enhancement of the natural area 
where appropriate and reasonable. 

c) Address any other relevant requirements set out in Section 4.6.3 Environmental Impact 
Assessment. 

No development will be approved unless the County is satisfied that the Greenland and 
Environmental Impact Assessment policies are met.” 
 
As such, any development that was not included in the approved site plan and was not an 
existing use prior to the Wellington County Official Plan being brought into conformity with the 
Greenbelt Plan, may need to demonstrate conformity with the current Wellington County Official 
plan. 
 

1.2.2.5 Township of Puslinch Comprehensive Zoning By-Law No. 19/85 
Township of Puslinch Zoning By-Law No. 19/85 was in effect until January 2020, when the 
updated By-law, further discussed in section 1.2.2.6 came into effect. As discussed in section 
1.2.2.1, Key map no. 6 (Image 2), lands zoned as ‘Hazard’ are present to the northeast of the 
existing volleyball courts, and the pond area and watercourse to the south of the rail line only. 
 
Section 20 – H Zone – Hazard Zone states:  
(2) Uses Permitted 
No Person Shall, within any H Zone, use any lot or any existing building or structure for any 
purpose except one or more of the following H uses, namely: 

a) Agricultural use; 



Emerald Lake Resort ZBA, Township of Puslinch  April 24, 2026 
Scoped Environmental Impact Study           AA25-281A 

ABOUD & ASSOCIATES INC.  11 
 

b) Forestry; 
c) Fish and wildlife management; 
d) A boathouse or boat doc; 
e) Any public use. 

 
As such, any buildings or structures within the H zone that was not included in the approved site 
plan and occurred after Zoning By-Law No. 19/85 was in force, may need to demonstrate 
conformity with those zoning requirements. 

 
1.2.2.6 Township of Puslinch Comprehensive Zoning By-Law No. 023-18 

According to the Township’s Comprehensive Zoning By-Law Schedule A, portions of the subject 
property are currently zoned as Natural Environment (NE) and include Environmental Protection 
(EP) zone overlay. This is not a separate zone, but an overlay that represents natural heritage 
features included in the “Greenlands” designation of the County Official Plan, as well as lands to 
which HCA’s regulations apply.  

Section 4.31 Setbacks from the Natural Environment Zone states: 

”No buildings or structures, including a private sewage treatment systems and associated tile 
weeping bed, shall be constructed closer than 30 metres from the limit of a Natural Environment 
(NE) Zone. Notwithstanding the required setback noted above or any other provision in this By-
law to the contrary: Where a vacant lot existed on the day of passing of this By-law, a building 
permit may be issued for permitted buildings or structures, excluding new agricultural buildings 
and structures, provided that:  

1) there is no other suitable location on the lot outside of the 30-metre minimum setback, 
and  

2) a setback of at least three (3) metres from the NE Zone boundary is maintained. 

Notwithstanding the above, the setback from the Natural Environment (NE) Zone may be 
reduced to a distance that is supported by the Conservation Authority having jurisdiction 
pursuant to its authority provided under the Conservation Authorities Act, R.S.O. 1990. Where 
the Conservation Authority provides written approval for a reduced setback from the NE Zone 
an amendment to this By-law shall not be required.” 

Section 13.2 Environmental Protection Zone Overlay states that: 

“The EP overlay permits development of the lands within the EP overlay, subject to the following 
special provisions:  

• Development will not be allowed in significant wildlife or plant habitat unless it has been 
demonstrated to the satisfaction of the Township that there will be no negative impacts 
on the habitat or its ecological functions. 

• Development will not be allowed in significant woodlands unless it has been 
demonstrated to the satisfaction of the Township that there will be no negative impacts 
on the woodland or its ecological functions. 
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• Erection of a building or structure will not be allowed within an HCA regulated area 
unless written approval from the HCA is obtained.  

In addition, the by-law identifies that Nothing in this By-law shall apply to prevent the use of any 
existing lot, building, or structure for any purpose prohibited by this By-law if it was lawfully used 
for such purposes on the day of the passing of this By-law so long as it continues to be used for 
that purpose. 

As such, any buildings or structures development within the NE zone that was not included in 
the approved site plan and occurred after the current Zoning By-Law was in force (January 
2020), may need to demonstrate conformity with the zoning requirements. 
 
1.3 Terms of Reference 

Based on the applicable Policies, and Regulations, a Terms of Reference (ToR) for the Scoped 
Environmental Impact Study (EIS) was developed and submitted to the Hamilton Conservation 
Authority (HCA), Wellington County and the Township of Puslinch on January 19, 2026. Peer 
review comments were received from NPG and Dougan Ecology, on behalf of the Township on 
February 24, 2026, and the TOR resubmitted February 25, 2026. Further comments were 
received March 23, 2026, and March 30, 2026, and have been addressed within this report. 
 
The ToR and agency correspondence are provided in Appendix 1. 
 
2.0 Methods 

2.1 Background Review 

A background information review was conducted of the physical features within the vicinity of 
the study area. The following resources were consulted during this review: 

 Aerial photography of the subject site, 

 HCA Web-map of regulation limit, 

 Conservation Authorities Act: Ontario Regulation 41/24: Prohibited Activities, Exemptions 

and Permits. 

 County of Wellington Official Plan (2025 consolidation). 

 Township of Centre Wellington Zoning By-law No. 2009-045 (2024 consolidation). 

 NHIC Make-a-map, accessed December 3, 2025.  

 Ministry of Natural Resources Request for information,  

o Fletcher Creek Swamp wetland evaluations, 1984, 1985, 

o Fletcher Creek Swamp Forest Life Science ANSI Inventory Checklist, undated 
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2.2 Background Natural Heritage Features 

Per the NHIC make-a- map, the subject lands include woodlands and portions of the Fletcher 
Creek provincially significant wetland complex, while the study area also includes lands within 
the Fletcher Creek Swamp Forest Life Science ANSI. The limits of the ANSI are not congruent 
with the limits of the Fletcher Creek PSW complex. 

2.3 Desktop Wetland Boundary Delineation 

Cheryl-Anne Ross, certified in the Ontario Wetland Evaluation System, reviewed the following 
resources, and considered the results of a site visit completed January 12, 2026, following a 
thaw, to determine a preliminary desktop wetland limit: 

• Geospatial Ontario imagery [Southern Ontario CIR-1997-0033-4218-Stereo-NRG-40cm. 
Received February 19, 2026, from Geospatial Ontario imagery order. 

•  Google. (n.d.). [Satellite images of Emerald Lake Resort, 2004, 2012, 2013, 2015, 2016, 
2017, 2018, 2019, 2020, 2023, 2025]. Google Earth Pro. Retrieved February 20, 2026, 
from earth.google.com 

• University of Toronto. [Air Photos of Southern Ontario 1954]. Retrieved February 13, 
2026 from https://mdl.library.utoronto.ca/collections/geospatial-data/air-photos-southern-
ontario 

• Geospatial Ontario Imagery [Ontario Imagery Webmap Service, Southwestern Ontario 
2020] Retrieved February 23,2026 from https://ws.lioservices.lrc.gov.on.ca 

• D.W. Hoffman, B.C. Matthews & R.E. Wicklund,1963, Soil Survey of Wellington County, 
retrieved February 23, 2026 from https://geohub.lio.gov.on.ca/datasets/ontarioca11::soil-
survey-complex/about 

• Toronto Region Conservation authority REST server [0-5m contours] retrieved February 
13, 2026, from 
https://services1.arcgis.com/d0ZCwU7eGKVeNiEE/arcgis/rest/services/dbo_Contours_0
_5m/FeatureServer 

• Natural Resources Canada, National Air Photo Library [NAPL_3170820_1980, 
NAPL_3170829_1980, NAPL_3178943_1980, NAPL_3432284_1989], retrieved 
February 20, 2026. 

In the field, wetland boundaries should be determined using the vegetation species present, 
where vegetation was comprised of 50% wetland and 50% upland species, however, per the 
Ontario Wetland Evaluation System (OWES 2022) aerial photographs, high-resolution digital 
orthophotography and other imagery are useful support tools for estimating the location and 
extent of wetland habitats, particularly where landowner permission to access the property has 
not been granted. Where access is not restricted, desktop wetland boundaries will be confirmed 
in the field with HCA staff in May 2026.  

2.4 Desktop Ecological Land Classification 

A desktop Ecological Land Classification (ELC) was completed by qualified ecologist, Cheryl-
Anne Ross, OMNRF Certified in Ecological Land Classification. Vegetation communities within 

https://mdl.library.utoronto.ca/collections/geospatial-data/air-photos-southern-ontario
https://mdl.library.utoronto.ca/collections/geospatial-data/air-photos-southern-ontario
https://ws.lioservices.lrc.gov.on.ca/arcgis2/rest/services/LIO_OPEN_DATA/LIO_Open05/MapServer/9
https://ws.lioservices.lrc.gov.on.ca/arcgis2/rest/services/LIO_OPEN_DATA/LIO_Open05/MapServer/9
https://services1.arcgis.com/d0ZCwU7eGKVeNiEE/arcgis/rest/services/dbo_Contours_0_5m/FeatureServer
https://services1.arcgis.com/d0ZCwU7eGKVeNiEE/arcgis/rest/services/dbo_Contours_0_5m/FeatureServer
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the study area were characterized to the community series and delineated following the 
Ecological Land Classification (ELC) system for Southern Ontario 1st approximation; community 
codes used generally follow the 2nd approximation (Lee, et al., 1998, 2008). Boundaries of ELC 
communities were mapped using aerial images for both current (GEO, 2020) and historical 
(Google earth,2004) site conditions using the resources identified in Section 2.2 as well as an 
out of season site visit completed January 12, 2026. 2020 air photos were used to delineate the 
current communities due to the resolution of the available imagery and leaf-off conditions, which 
allowed for a more accurate delineation. While 2025 imagery is available, no changes to 
vegetation communities were noted between 2020 and 2025, and therefore, the decision was 
made to use the more detailed resolution. 

2.5 Desktop Woodland Delineation 

Per the Natural Heritage Reference Manual (2005), the criteria for defining the significance of a 
woodland includes: the size of the woodland in relation to the surrounding landscape, the 
ecological functions (species composition, age of trees, stand history), economic importance, 
proximity to other woodlands, linkages, water protection, and diversity. Additionally, the County 
of Wellington Official Plan identifies that woodlands greater than 4ha and plantations greater 
than 10ha are considered significant. Woodlands include treed features meeting the forestry 
definition of a woodland and generally include features with greater than 60% tree cover. The 
limits of significant woodlands have been determined using the most recent leaf-on imagery 
(Google, 2025) and the desktop ELC. 

2.6 Desktop Interpretation Confidence and Uncertainty statement 

The desktop woodland and wetland limits have been inferred using available historic mapping, 
aerial imagery, and professional interpretation. These limits provide a reasonable estimate of 
past conditions but include a moderate level of uncertainty. Some key assumptions include that 
visible landscape features have generally remained consistent over time and that historic 
imagery can reliably indicate limits of vegetation and wetland features. However, past 
disturbances or land use changes may not be fully captured due to the passage of time between 
available years of historic imagery. 
 
Historic imagery is also often of a lower resolution, seasonally limited, or incomplete, making it 
difficult to clearly define feature boundaries. Available mapping may also vary in accuracy, scale 
and detail. Desktop Interpretation is further constrained in areas where differences in community 
features are subtle, transitional, or already altered in early records. In these cases, boundary 
delineation also relied on indirect indicators such as topography, soils, and surrounding 
vegetation. 
 
Overall, the results of the desktop assessment are considered appropriate for the purposes of a 
historic site development review, based on the availability of imagery in regular intervals since at 
least 1997, with several imagery sources prior to initiation of the resort development.  
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3.0 Existing Conditions 

3.1 Wetland Characteristics 

Through a review of historic imagery (1954, 1980, 2004, 2014), current imagery (2020, 2025) 
and 1997 FRI infrared imagery, changes in land use from agricultural to tree or shrub 
communities on adjacent properties have generally appeared to result in an increase in wetland 
communities on adjacent lands when compared to the boundaries of wetlands identified as 
Provincially Significant per the existing OWES assessment. Which was last delineated through 
a desktop review in 2009 by MNR staff. 

While a wetland pocket is not present in any current wetland mapping within the study area, the 
County of Wellington Official Plan has identified a small area of Core Greenland immediately 
adjacent to the small pond. Per a site visit completed in January 2026, this area is comprised of 
open bedrock (image 5), appearing as a white feature in historic air photos (1954) and the 1997 
FRI (Figure 1a), which may have contributed to an improper interpretation as wetland during a 
previous iteration of the wetland mapping. Regardless, a wetland is not currently present, nor 
was present, at any time on the site, and this area should not be considered Core Greenland. 

Image 5. Bedrock Area adjacent pond, looking west from southern limit 
of pond  
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Within the southern portion of the property most of the wetland communities are located outside 
the property limits with wetland features west of the property including coniferous swamp, 
dominated by Eastern White Cedar, and deciduous thicket swamps with small pockets of 
meadow marsh. While the small area of wetland to the northeast of the southern property 
appears to include a mixed swamp. The northern property includes significantly more wetland 
features within the property limits including mixed swamp, thicket swamp and meadow marsh 
pockets and one open water or shallow aquatic wetland is present directly east of the property, 
north of the railway.  

When comparing the desktop wetland delineation to the MNR wetland limits, most areas are in 
line with existing mapping, with slight changes based on updated imagery and the FRI imagery, 
as well as the topographic information from HCA. Two areas of significant proposed changes 
are noted in the southern portion of the property limits. A significant increase in wetland features 
and the limits of the boundary in relation to the property edge has been identified for the western 
property limit, with an increase in swamp thicket and coniferous swamp communities as 
agricultural use ceased and plantations failed. These communities are quite young (Figure 1c). 
Evidence of saturated soils and changes in topography were observed during the site visit and 
is further supported by the contours and FRI imagery. 

To the west, at the northern most corner of the property, the wetland limit has been interpreted 
at a greater distance from the property boundary, this has been determined through the review 
of the FRI imagery and is supported by the contour mapping. The previous area noted as 
wetland directly adjacent the property is within the same contour limit as the Deciduous forest 
community directly south as well as the site topography of the overall resort, indicating that it is 
unlikely to present a wetland community. Per a review from the edge, the community appears to 
be an Eastern White Cedar coniferous forest, with no evidence of pooling in the understory, 
despite a very recent melt event at the time of the site investigation. While the Imagery is cut off 
slightly at this junction, The FRI also shows a difference in canopy height between the FOC and 
SWC communities and is also evident in 2017 and 2014 leaf-off Google Earth historic Imagery. 

3.2 Desktop Wetland Boundary Delineation 

The subject property contains a total of five distinct wetland complex features, two within the 
northern portion of the property to the east, and adjacent the property in the southwestern most 
corner, and two to the west and one to the east, of the southern portion of the property. Three 
are part of the Fletcher Creek Swamp Provincially Significant Wetland Complex. A preliminary 
wetland boundary has been delimited based on the limits of wetland communities within the 
study area (Figure 1c).  

3.3 Desktop Ecological Land Classification  

Preliminary desktop ELC to the Community Series has been determined for communities within 
the study area for both 2004 and 2020 leaf-off imagery (Figure 1b, 1c) in order to compare 
changes in natural feature limits at the time the Greenbelt Plan came into force to current site 
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conditions. Communities present within the study area include Coniferous Plantations, Mixed 
and Coniferous Swamps, Thicket Swamps, Deciduous, Coniferous and Mixed Forests, Shallow 
Aquatic and Open Aquatic features. Community types were established based on a review of 
leaf-off and leaf-on imagery, FRI imagery and the site visit.  

3.4 Desktop Woodland Delineation  

A preliminary woodland boundary has been delimited based on the limits of woodland 
communities within the study area using 2025 leaf-on imagery and ELC community delineation. 
(Figure 1c).  

3.5 Geology and Soils 

Surficial Geology for the subject property is generally comprised of Paleozoic bedrock and 
Glaciofluvial deposits within the northeastern most limits associated with the watercourse. 
  
Soil types within the subject property include Farmington and Donnybrook Series (Hoffman et 
al., 1963). The Farmington Series soils are described as shallow soils with a depth of less than 
a foot over underlying limestone bedrock with low moisture holding capacity, while Donnybrook 
Series is described as gravelly soils occurring in hills and ridges with stratified sands and 
gravels mixed with stones. Soils that have been classified as Muck typically consist of organic 
deposits that have accumulated in shallow lakes, ponds or wet undrained depressions. The Soil 
Survey of Wellington County has limitations based on the scale and shows the general pattern 
of soils in the County. 
 
3.6 Watercourse 

A small, potentially intermittent, watercourse is present within southern portion of the property, 
draining from the western corner of the pond to the property limit, turning south along the 
property edge, before turning west into the adjacent property. The watercourse is identified as a 
stream and is part of the Fletcher Creek subwatershed within the Hamilton Conservation 
Authority jurisdiction. 
 
4.0  Site Development  

4.1 Historic Site Plan 

Per the approved proposed Site Plan (Figure 5) for the Emerald Lake Resort, the entirety of the 
southern portion of the property was proposed to be developed for recreational use. The plan 
included a layout for 200 trailer sites, store and office, septic tank and tile bed, comfort stations, 
pavilions, areas for future development – recreational, and several play areas. No areas of the 
southern portion of the site were identified as hazard lands or limited for recreational 
development. The northern portion of the property was partly identified as recreational and 
partly hazard lands. The recreational limits included parking, roads, picnic areas, pavilions, 
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patios, pools and a miniature golf facility. Hazard lands were generally delineated to the 
northeast of the recreational area (Figure 1a). 
 
4.2 Existing Site Plan 

Per the As-Built Site Plan provided by the proponent (MIG Engineering, 2024) the southern 
portion of the site includes 209 Seasonal trailer sites, 28 Single Trailer Full Hook up, 23 
transient sites & group camping sites, Tent and Pop-up Trailer Sites, 21 cabins (272 total sites), 
internal roads, sports fields, playgrounds, septic and washrooms. An as-built plan for the 
northern property was not provided and as a result, has been interpreted from the available air 
photos as including, internal roads, volleyball courts, washrooms, pavilions, pools, picnic areas, 
a splash pad and parking areas.  
 
4.3  Site Development History 

4.3.1 Prior to Greenbelt enactment 
Per our review of historic air photos from all sources identified in Section 2.2, the subject lands, 
which are comprised of a former quarry and agricultural uses, have generally been cleared 
within the current limits of the existing recreational uses since at least 1954 (Figure 1a). Natural 
heritage features present at this time included several small, what appear to be, wooded or 
scrubby areas scattered within the southern portion of the property, and the property is almost 
entirely surrounded by agricultural land uses. The northern property is similarly bisected as it is 
today by the natural heritage features within the northeastern portion, and Emerald lake and 
surrounding cleared land within the southwestern portion. Aerial photos from 1980 while quite 
pixelated at the site scale, show a similar pattern of cleared lands, scrub/woodland, with an 
additional cleared area north of Emerald Lake, approximately matching the area of volleyball 
courts in more recent imagery, indicating the recreational area limits have been cleared since at 
least 1980. Review of the 1997 FRI clearly shows the complete development of the northern 
limits of the property, including the volleyball courts, internal roads, picnic areas and several 
small structures, while the southern portion of the property has built out several baseball 
diamonds, an internal road and cleared areas are of a similar size and location to what is 
observed in the 1954 imagery, with limited regeneration of vegetation in some areas (Figure 
1a). 
 
Aerial photos from 2004 (Figure 1b) were then reviewed to determine site conditions and limits 
of natural heritage features at the time the Greenbelt Plan was enacted. By 2004, site 
development within the northern property development was complete and matching site 
conditions identified in current air photos, indicating that all recreational development to the 
north of the rail line was existing at the time of enactment. The southern portion of the property 
development generally matches current site conditions, including all internal road development, 
recreational baseball diamonds, limits of trailer sites, berm development along the railway limits 
and site clearing. Some treed areas are present along the western boundary, with sites present 
within the scattered trees throughout the central portions of the site and not all trailer site areas 
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are occupied or clearly delimited by driveways. The northeastern corner of the property 
continues to be cleared to the property limits, with evidence of site materials and a small berm 
extending south from the rail berm, and evidence of site works or grading already complete or 
underway in this area. Adjacent lands have significantly filled in with vegetation, with young 
plantations to the west while treed features have expanded into agricultural areas to the east. 
This indicates that most of the recreation area within the southern portion of the property was 
existing at the time of the Greenbelt Plan enactment, apart from a few small contiguous treed 
areas which are discussed further in the context of the current site conditions. 
 
4.3.2 Post Greenbelt Enactment 
Aerial photos from 2020 (Figure 1c) and 2025 (Figure 2) were reviewed to determine the current 
site conditions at the time of the zoning application, to determine changes in natural heritage 
features between the enactment of the Greenbelt Plan and the current application. Within the 
northern portion of the property, recreational land use limits have not changed since at minimum 
1997, no changes to the limits of natural heritage features were observed, and recreational uses 
appear to be consistent with previous years. Within the southern portion of the property, trailer 
sites are now generally all occupied with some vacant sites in transient trailer areas. Several 
small areas of tree removal have been noted in the northwest corner, around the western side 
of the small pond and small sections immediately south of there, where material storage takes 
place, these have been mapped and are shown in Figure 4, these removal areas are contiguous 
to a small coniferous woodland feature and the adjacent property woodland and took place in 
approximately 2014 and between 2009-2012, respectively. All removals are outside the 
greenbelt plan NHS.  
 
5.0 Natural Feature Impacts & Proposed Mitigation  

5.1 Impact Assessment  

The development of the Emerald Lake Resort has resulted in minor intrusions to the existing 
natural features since the approval of the site plan, however, all development on site is located 
within the recreational areas approved in the original Site Plan (BSRD, revised 1990). No recent 
intrusions within the hazard lands zone have been identified. Changes to the limits of present 
natural heritage features have included some minor encroachment into and removal of a small 
portion of the woodland feature adjacent the pond and watercourse. A detailed assessment of 
the natural feature type and details of impacts (if any) is outlined below. 
 
5.1.1 Woodland 
Per the review of the present woodlands and aerial photo interpretation, approximately 0.22 ha 
of woodland (Figure 4) was removed since 2004. These areas are identified as Environmental 
Protection Overlay in the current Township Zoning and include both Greenlands and a small 
area of Core Greenlands (of unknown origin that does not appear to correlate with any natural 
heritage feature, past or present), identified within the property. However, all three intrusions are 
within the limits of the approved recreational area of the site plan in the southern property limit. 
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In addition, several expansions of the limit of woodlands are noted as having increased 
woodland features by approximately 0.24ha. An overall increase in woodland cover of 
approximately 0.02 ha at the site level (Figure 4). 
 
5.1.2 Wetlands 
Per the review of historic aerial photo interpretation, no impacts to regulated wetland features 
appear to have occurred and any site development within the regulation limits to these features 
were existing prior to 2004, and within the limits of the approved plan. As a result, no recent 
impacts to wetlands were identified as part of this assessment.  

5.1.3 Watercourse 
No changes to the watercourse location or limits were noted following the review of historic 
imagery and available watercourse mapping layers. Minor impacts may have occurred due to 
the removal of woodland in the vicinity of the watercourse. Mitigation in the form of a proposed 
buffer and restoration in the areas adjacent the watercourse is recommended to improve the 
features’ ecological function and reduce potential future degradation as a result. 
 
5.2 Proposed Mitigation 

As no changes in the total woodland were identified, no additional woodland compensation is 
recommended at this time. Mitigation is recommended to provide a buffer to existing natural 
features, where development is immediately adjacent to improve the ecological function of these 
features and ensure no future encroachment. Buffers have been proposed within the southern 
property limits in the northwest corner to the watercourse between the pond and the property 
limits and the southwestern corner between the woodland and transient trailer sites (Figure 4). 
 
6.0 Legislation and Policy Compliance 

6.1 Provincial Policy Statement 

The Provincial Policy Statement was first issued May 22, 1996, and has been updated and 
reissued several times over the last 3 decades. Notably, clear protection of natural heritage 
features was not identified prior to the 2005 PPS. As a result, any site development that 
occurred prior to 2005 would not likely have constituted a violation to the PPS. Given the time 
that has passed, availability of the 1996 PPS, and changes in legislation, our review of 
compliance with the PPS has focused on impacts to features protected under the PPS since 
2005, when language changes first identified that “Development and site alteration shall not be 
permitted in: Significant Wetlands, south and east of the Canadian Shield; Significant 
Woodlands, Significant Valleylands, Significant Wildlife Habitat… unless it has been 
demonstrated that there will be no negative impacts on the natural features or their ecological 
function”. Language and policies in the current PPS (2024) have not changed and continue to 
provide policy direction on matters of provincial interest related to land use planning and 
development. 
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Most of the woodlands present on the subject lands in 2004 can be classified as significant as 
they are expected to meet most of the criteria under the Forestry Act, NHRM (2005), ELC 
system, and the County of Wellington Official Plan. The minor intrusions to the woodland in the 
vicinity of the small pond feature in order to allow for an expansion of the outdoor materials 
storage yard has resulted in the removal of 0.18ha of natural woodland, with several smaller 
minor intrusions to the woodland limit within the southwest limit of the property of 0.04ha, for a 
total woodland removal of 0.22ha, however, an increase of 0.24ha of woodland has been noted 
for the site since 2004, resulting in no net loss of significant woodlands and remaining 
consistent with the PPS. 

6.2 Greenbelt Plan 

As identified in Section 1, development or site alteration is not permitted within the Natural 
Heritage System of the Protected Countryside, however, several exceptions apply, including for 
recreational purposes, and existing uses. As shown in the assessment of the site’s historic 
development, all recreational uses, site alteration and development on the site within the limits 
of the Greenbelt NHS were existing at the time of the Greenbelt Plan enactment. Therefore, the 
site development is considered in compliance with the Greenbelt Plan. 

6.3 HCA Wetland Policies 

Per Section 5.2 General policies (HCA, 2025): 
a) Development activities and interference within regulated areas are prohibited except in 
accordance with the policies of Sections 5.2 to 5.9. 
 b) Development activities and interference may be permitted in regulated areas where the 
activity is not likely to affect control of flooding, erosion, dynamic beaches or unstable soil or 
bedrock, or create conditions or circumstances that, in the event of a natural hazard, might 
jeopardize the health or safety of persons or result in the damage or destruction of property. 

Development: means the creation of a new lot, a change in land use, or the construction of 
buildings and structures requiring approval under the Planning Act, but does not include:  

a) activities that create or maintain infrastructure authorized under an environmental 
assessment process or identified in provincial standards; or   

b) works subject to the Drainage Act.  

Development activity: means,  

a) the construction, reconstruction, erection or placing of a building or structure of any 
kind;  

b) any change to a building or structure that would have the effect of altering the use or 
potential use of the building or structure, increasing the size of the building or structure 
or increasing the number of dwelling units in the building or structure;  
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c) site grading; or  

d) the temporary or permanent placing, dumping or removal of any material, originating 
on the site or elsewhere. 

Based on our assessment of the subject lands any site alteration within the limits of the 
regulation area since 2004 have generally only included tree and vegetation removal, without 
any changes to the landscape or the erection of buildings or structures and would not constitute 
development or development activities within the regulation limit. No wetland removals have 
occurred, and while several sites and trailers are located within the regulation limit, none have 
encroached with the limits of the regulated features, and they are within the limits of the 
approved site plan. No changes to the alignment or functions of the watercourse are known to 
have occurred. 

A minimum 5m buffer to the watercourse within the property limits has been recommended to 
ensure continued compliance with HCA policies (Figure 4). 
 

6.4 Wellington County Official Plan 

The Wellington County Official Plan (2025; Township of Puslinch – Schedule A7) identifies the 
subject property as containing Core Greenlands and Greenlands. Section 5.4 of the Official Plan 
(Section 5 – The Greenlands System) specifies that within the Greenlands System, areas with 
greater sensitivity or significance are identified and protected as Core Greenlands and include 
PSWs, all other wetlands, hazardous lands and habitat of endangered or threatened species 
and fish habitat. 
 
As per Section 4.1.1, all woodland communities on the subject property meet the criteria for 
Significant Woodlands within Wellington County. As described in this report, approximately 0.22 
ha of significant woodland was removed since the Greenbelt Plan was enacted in 2004. 
 
As previously identified, woodlands have expanded and trees have been planted on site by the 
owner, resulting in an increase in woodland area within the subject lands by approximately 
0.24ha since 2004, for a total overall increase of 0.02ha. In addition, the removals did not 
change the status or ecological functions of the significant woodland, based on the location of 
removals within a small peninsula of trees at the edge of the feature, and the composition of the 
feature as an eastern white cedar coniferous forest, with little to no understory vegetation, as a 
result, the removal is not considered a negative impact to the greater significant woodland.  

6.5 Puslinch Township Zoning By-Law No. 19/85 

Township of Puslinch Zoning By-Law No. 19/85 was in effect until January 2020, when the 
updated By-law 023—2018 came into effect. As discussed in section 1.2.2.1, Key map no. 6 
(Image 2), lands zoned as ‘Hazard’ are present to the northeast of the existing volleyball courts, 
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and the immediate area adjacent to the southern pond and watercourse to the south of the rail 
line. 
 
Section 20 (2) Uses Permitted notes that ‘No Person Shall, within any H Zone, use any lot or 
any existing building or structure for any purpose except one or more of the following H uses, 
namely: 

a) Agricultural use; 
b) Forestry; 
c) Fish and wildlife management; 
d) A boathouse or boat doc; 
e) Any public use. 

 
Per our review, no uses, buildings or structures appear to have occurred directly within the 
former H zone, that were not existing prior to enactment or approved within the Site Plan, as a 
result, all existing uses are expected to comply with the Puslinch Zoning Bylaw No. 19/85. 

6.6 Puslinch Township Zoning By-law 023-2018  

The Provincially significant wetlands are classified as the Natural Environmental (NE) Zone, as 
defined by the Puslinch Township Zoning By-law 023-2018 (2018). The limit of the NE Zone 
follows the boundary of the Core Greenlands (as designated in the Wellington County Official 
Plan, 2025). 
 
Section 4 (General Provisions), subsection 31 (Setbacks from the Natural Environmental Zone) 
of the Zoning By-law states that “No buildings or structure, including a private sewage treatment 
system and associated tile weeping bed, shall be constructed closer than 30.0m (98.4 ft) from 
the limit of the Natural Environmental Zone.”  

No buildings or structures have been erected within the current NE zone or the mapped 
Environmental Protection Overlay (Figures 2 & 3) that were not existing prior to the enactment 
of the current By-law, as a result, all existing development complies with the Puslinch Zoning 
Bylaw 023-2018. 

 7.0 Summary and Conclusions 

It is the opinion of AA that the development of the Emerald Lake Resort at 7248 Gore Road has 
not resulted in negative impacts to the existing natural heritage features and is in compliance 
with the applicable policies and regulations that are applicable to the site, based on a review of 
historic site development through air photos, review of the approved site plan and the timing of 
policy enactment and development. As noted in above sections, minor site alteration within the 
Greenlands limits took place following the enactment of the Wellington County Official plan and 
involved minor removals of trees within a woodland. While more sites have been developed 
than was established in the original site plan, the overall limits of the trailer development are 
within the limits of the approved recreational area. Below is a summary of the identified Natural 
Heritage features and history of site development and policy enactment. 
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7.1  Natural Heritage Features 

1. Significant Woodlands are present within the western boundary of the southern property 
and bisect the northern boundary. 

2. The woodland features present within the subject lands meet the criteria for significance 
and are considered Greenlands through the Wellington County Official Plan (2025 
consolidation) and significant woodlands the Provincial Planning Statement (2024). 

3. Wetland features within the Fletcher Creek Swamp Provincially Significant Wetland 
Complex are present within the northern portion of the property, and adjacent to the 
subject property within the southern portion of the property. 

4. A watercourse is present within the southern portion of the property, connecting to the 
smaller pond feature and travelling off site to the west. 

7.2  Summary of site and policy development history 

1. Site Plan approval occurred in January 1984, the entire southern portion of the property 
was approved as recreational, including up to 200 trailer sites, with the remainder of the 
site noted as recreational spaces for future development, no portion of the southern half 
of the site was not a planned recreational use. The northern portion of the site was partly 
recreational with the remainder hazard lands. 

2. Zoning By-Law Amendment to allow additional recreational uses was approved (1994). 

3. Substantial Site development, with cleared areas similar to current conditions, was 
completed between 1997 and 2004. 

4. The Wellington County OP (1999) is in force. 

5. The Greenbelt Plan (2004), PPS (2005) are in force. 

6. Per Google Earth Historic Imagery, Tree Clearing within the southwestern woodland took 
place between 2009 and 2012. 

7. Per ESRI Historic Imagery, minor tree clearing around the pond took place within the 
Greenland limits between February and March 2014. 

8. Per Google Earth Historic Imagery, recreational uses were fully developed and 
concurrent with existing conditions by 2015. 

9. The Wellington County Official Plan (2016 revision) are in force and in alignment with the 
Greenbelt Plan mapping. 
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7.3 Mitigation and additional work recommendations 

1. Confirm the limits of wetland and woodland features with the HCA and Township 
representative. 

2. As part of Site Plan Application, implement a native and site appropriate enhancement 
planting plan within the recommended areas of woodland and watercourse buffers to 
ensure long term protection of natural heritage features on site.  

3. Ensure the future zoning considers the confirmed limits of natural heritage features and 
recreational features on site, including removal of the Core Greenland designation 
within the area south west of the pond per our assessment that a wetland feature was 
mis-identified in historic wetland delineations by the MNR and has never been present 
in this location based on a review of historic imagery and on site knowledge gathered 
through a site visit 

4. Install native tree and shrub enhancement plantings along other woodland and wetland 
edges within the property, to mitigate future impacts from recreational use and 
discourage reactional uses within significant features. 

7.4 Legislation and Policy Compliance 

1. The Provincial Policy Statement (2024) does not permit development or site alteration 
that negatively impacts Significant Woodlands, or Provincially Significant Wetlands. No 
negative impacts to significant woodlands or wetlands were identified as occurring 
following enactment of their protection under the PPS. Therefore, the site development 
is in compliance with the PPS. 

2. The Greenbelt Plan (2004) allows for existing recreational uses within the limits of the 
Protected Countryside NHS. All development or site alteration within the NHS limits of 
the subject property have been demonstrated to have been present, considered minor 
expansions or recreational use, or occurred prior to the enactment of the Greenbelt plan. 

3. Ontario Regulation 41/24 and the regulation guidelines of the HCA do not permit the 
development or development activities within regulated features or their allowances. Per 
our assessment, no development or development activities that are not considered 
existing uses have occurred and the site is in compliance with the Conservation 
authorities Act and the policies of the HCA 

4. The Wellington County Official Plan (2025) identifies that development within 
Greenlands, and the adjacent lands is not permitted unless no negative impacts to the 
feature have been determined through a scoped EIS. Per our assessment, tree 
removals within the limits of Greenlands were considered negligible and are not 
considered a negative impact to the greater significant woodland, and the property 
development is therefore considered in compliance with the Official Plan. 
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5. The Township of Puslinch Zoning By-law 023-2018 indicates that any buildings or 
structures development within the NE zone that was not included in the approved site 
plan and occurred after the current Zoning By-Law was in force, may need to 
demonstrate conformity with the zoning designations. No buildings or structures have 
been erected within the current NE zone or the mapped Environmental Protection 
Overlay (Figures 2 & 3) that were not existing prior to the enactment of the current By-
law, as a result, all existing development complies with the Puslinch Zoning Bylaw 023-
2018. 
 

 

Prepared by: 

 

ABOUD & ASSOCIATES INC. 
 

Cheryl-Anne Ross, B. Sc., F.W.T 
Ecology Lead & Wildlife Ecologist 
MNR Certified ELC & OWES 
 
 
 
Reviewed By:  

Shannon Davison, B. Env., Eco. Rest. Cert. 
Terrestrial & Wetland Ecologist 
CERPIT #0499 
OMNR Certified Ecological Land Classification 
OMNR Certified Wetland Evaluation 
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February 25, 2026   
  Our Project No.: AA25-281A 

 Sent by email: mfarncombe@puslinch.ca 
 meaganf@wellington.ca 
  
  
   

Monika Farncombe 
Planning and Corporate Services Coordinator 
Township of Puslinch  
7404 Wellington Rd 34 
Puslinch ON N0B 2J0 
& 
 
Meagan Ferris 
Manager of Planning and Environment 
Wellington County 
74 Woolwich Street  
Guelph ON N1H 3T9 
 

     
     Re:  Revised Terms of Reference for a Scoped EIS  
      Emerald Lake ZBA, Puslinch, Ontario  

  
 
Dear Ms. Farncombe & Ms. Ferris: 
 
This document outlines the revised Terms of Reference (ToR) of the scoped 
Environmental Impact Study (EIS) to address the policy implications, if any, and 
potential impacts to natural heritage features as a result of the installation of 72 
additional sites over the zoning maximum of 200 sites, which were added without 
Township approval on the Emerald Lake property located at 7248 Gore Rd in the 
Township of Puslinch. The Terms of Reference have been revised based on 
comments provided by the Township of Puslinch (7248 Gore Rd – EIS Peer 
Review – Comment Summary, received February 13, 2026). Please review the 
revised Terms and circulate to Hamilton Conservation Authority (HCA), Township 
of Puslinch Planning, and Wellington County staff for discussion and approval. 
 

 

mailto:mfarncombe@puslinch.ca
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PROJECT UNDERSTANDING AND BACKGROUND 
The proponent requires a scoped EIS that evaluates the potential natural heritage impacts that 
may have occurred on and adjacent to the property as a result of the expansion to the existing 
trailer park beyond the 200 sites permitted by the Zoning By-law. 
Per the Site Chronology prepared by MHBC (December 9, 2025) development was initiated in 
January 1984 through an Official Plan amendment to redesignate lands from ‘Rural’ to 
‘Seasonal recreation’ which included clauses that set a maximum of 200 sites and no tent 
camping.  

In January 1994, a Zoning By-law amendment was approved which recognized recreational 
land uses that exist within the park and included a site-specific provision applying to the lands 
north of the railway to include additional permitted uses, including pools and water slides, mini 
golf, volleyball courts (which were identified as existing at that time), horseshoe pits, picnic 
shelters, and playgrounds, however, the limits of these designations are difficult to determine 
based on the mapping quality and scale. While the lands south of the railway were amended to 
include the concession stand for food sales, picnic shelters, variety store, laundromat, baseball 
diamonds and washrooms, which were existing at the time.  

In December 2004, the Greenbelt Plan came into effect and lands within the subject property 
were designated as protected countryside with some areas along the western limit, to the north 
of the rail line and a small corner of the northeastern limit south of the rail line designated as 
areas within the Natural Heritage System. The County of Wellington Official Plan was brought 
into conformity with the Greenbelt Plan on December 19, 2014. 

Based on our understanding of the above, the project requires the preparation of a scoped EIS 
that determines if the existing, as built, development was retroactively compliant with the 
policies that were applicable at the time of development based on a review of historic air photos 
and mapping, where available. Details of the proposed study and the required information are 
identified below. 

 
STUDY AREA 

The study area includes the subject lands (Figure 1) and adjacent lands up to 120 m where 
permission to access property is granted. As needed, the lands adjacent to the study area 
within the retained lands may require further access to assist with understanding the features 
and functions of natural heritage features. Lands outside of the study area and retained lands, 
where access is not granted, will be reviewed from existing background information (as outlined 
below). 
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Figure 1. Project Location & Study Area
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BACKGROUND REVIEW  

In preparing the Terms of Reference, the following sources were reviewed for background 
information:  
 Aerial photography of the subject site, 

 HCA Web-map of regulation limit, 

 Conservation Authorities Act: Ontario Regulation 41/24: Prohibited Activities, Exemptions 

and Permits. 

 County of Wellington Official Plan (2024 consolidation). 

 Township of Centre Wellington Zoning By-law No. 2009-045 (2024 consolidation). 

 NHIC Make-a-map, accessed December 3, 2025.  

To augment the information collected from the background review, additional information will be 
requested from the following agencies: 

o MNR: Request information on wetlands, if present, appropriate timing windows 
for in-water works, and any incidental species observations available. 

o Conservation Authority: Request information regarding watercourses, wetlands 
and any available reports for the project Location. Any fees incurred for this data 
will be the responsibility of the proponent. 

 
PLANNING CONTEXT 
 
As part of the review, the following legislation will be considered, where it applies to natural 
heritage, to review the development timeline prepared by MHBC and identify if they were 
retroactively compliant with the policies that were applicable at the time of development based 
on a review of historic air photos and mapping. 
 
Greenbelt Plan (2017) 
The Greenbelt Plan identifies where urbanization should not occur in order to provide 
permanent protection to the agricultural land base and the ecological and hydrological features, 
areas and functions occurring on this landscape. Per Schedule 1 of the Greenbelt Plan, the 
entirety of the study area is identified as Protected Countryside, with several small areas within 
the Natural Heritage System. As such, the Greenbelt Plan applies to the proposal and an EIS is 
required to ensure compliance where development occurred after the Greenbelt Plan was in 
force. 
 
Ontario Regulation 41/24- Prohibited Activities, Exemptions and Permits 
Per the HCA Web-Map, the study area is partially within the Regulation Limit due to the 
presence of the Fletcher Creek Swamp Provincially Significant Wetland Complex, regulated 
watercourse and waterbodies, including Emerald Lake. As such, Ontario Regulation 41/24 
applies to the subject lands, and the EIS is required to ensure compliance.  
 
County of Wellington Official Plan (2024 consolidation) 
Per the Official Plan, the study area contains Core Greenlands and Greenlands. Core 
Greenlands consist of areas which have greater sensitivity or significance including wetlands, 
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habitat of threatened or endangered species and hazardous lands. Greenlands consist of other 
significant natural heritage features including, but not limited to, areas of natural and scientific 
interest, streams, woodlands and environmentally sensitive areas. Per the Official Plan, where 
development is proposed within the Greenland system or on adjacent lands, the preparation of 
an Environmental Impact Study is required to ensure the requirements of the Official Plan are 
met where development occurred after the Greenbelt Plan was in force. 
 
Township of Puslinch Comprehensive Zoning By-Law No. 023-18 

According to the Township’s Comprehensive Zoning By-Law Schedule A, portions of the subject 
property are currently zoned as Natural Environment (NE) and include Environmental Protection 
(EP) zone overlay. This is not a separate zone, but an overlay that represents natural heritage 
features included in the “Greenlands” designation of the County Official Plan, as well as lands to 
which HCA’s regulations apply.  
Section 4.31 Setbacks from the Natural Environment Zone states: 
”No buildings or structures, including a private sewage treatment systems and associated tile 
weeping bed, shall be constructed closer than 30 metres from the limit of a Natural Environment 
(NE) Zone. Notwithstanding the required setback noted above or any other provision in this By-
law to the contrary: Where a vacant lot existed on the day of passing of this By-law, a building 
permit may be issued for permitted buildings or structures, excluding new agricultural buildings 
and structures, provided that:  

1) there is no other suitable location on the lot outside of the 30-metre minimum setback, 
and  

2) a setback of at least three (3) metres from the NE Zone boundary is maintained. 
Notwithstanding the above, the setback from the Natural Environment (NE) Zone may be 
reduced to a distance that is supported by the Conservation Authority having jurisdiction 
pursuant to its authority provided under the Conservation Authorities Act, R.S.O. 1990. Where 
the Conservation Authority provides written approval for a reduced setback from the NE Zone 
an amendment to this By-law shall not be required.” 
Section 13.2 Environmental Protection Zone Overlay states that: 
“The EP overlay permits development of the lands within the EP overlay, subject to the following 
special provisions:  

• Development will not be allowed in significant wildlife or plant habitat unless it has been 
demonstrated to the satisfaction of the Township that there will be no negative impacts 
on the habitat or its ecological functions. 

• Development will not be allowed in significant woodlands unless it has been 
demonstrated to the satisfaction of the Township that there will be no negative impacts 
on the woodland or its ecological functions. 

• Erection of a building or structure will not be allowed within an HCA regulated area 
unless written approval from the HCA is obtained.  
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PROPOSED TERMS OF REFERENCE  

The following list is the proposed scope of work for the scoped Environmental Impact Study.  
A. Background Review 

1. Complete a review of all background policy and atlases and determine the significant 
natural heritage features on the property (NHIC, subwatershed studies). 

 
2. Complete a historic aerial photo review to determine approximate timelines for 

development of the recreational areas and sites and how they relate to the applicable 
policies. While historical air photos are limited in this area, this review will include the 
following sources, at minimum:  

 
i.  Google. (n.d.). [Satellite images of Emerald Lake Resort, 

2004,2012,2013,2015,2016,2017,2018,2019,2020,2023,2025]. Google Earth 
Pro. Retrieved February 20, 2026, from earth.google.com  

ii. University of Toronto. [Air Photos of Southern Ontario 1954]. Retrieved February 
13, 2026 from https://mdl.library.utoronto.ca/collections/geospatial-data/air-
photos-southern-ontarioGeospatial Ontario Imagery [Ontario Imagery Webmap 
Service] Retrieved February 23,2026 from https://ws.lioservices.lrc.gov.on.ca 

iii. Geospatial Ontario imagery [Southern Ontario CIR-1994-2003-Stereo-NRG-
40cm. Received February 19, 2026, from Geospatial Ontario imagery order. 

iv. First Base Solutions. [Wellington County 2016, 2010]. Accessed February 23, 
2026. 

3. Complete an MNR Request for Information to access available information pertaining 
to the wetlands within and immediately adjacent the study area. This information will 
be reviewed to determine how wetlands were delineated, what criteria the wetland met 
to be considered provincially significant, and reviewed for the presence of sensitive 
features and community types that were identified in the study area, where information 
exists, as part of the assessment of potential impacts.  

4. Review available Soils, Topography, Physiography, near infrared, wetland information, 
and groundwater Information as part of the desktop ELC, woodland and wetland 
boundary evaluation and air photo analysis for both the historic and current conditions, 
and identify discrepancies between the time periods, if any. 

 
B. Field Assessment 

5. Conduct one site visit, outside of the growing season, to identify the high-level 
vegetation communities present within and adjacent to the property using the ELC 
system (MNRF), within the Study Area and, where possible, establish the approximate 
limits of any wetland features based on site topography and existing vegetation. 

 
6. During the site visit review any areas where new development or encroachment 

appears to be present within natural heritage designated lands to identify impacts that 
may have affected the form and function of the natural features when they have 
occurred within the period that the regulations and policies are applicable. 

 
7. Complete one site visit to review the limits of wetlands and woodlands and confirm 

with the HCA and Township, as applicable, during the growing season (May 1-August 

https://mdl.library.utoronto.ca/collections/geospatial-data/air-photos-southern-ontario
https://mdl.library.utoronto.ca/collections/geospatial-data/air-photos-southern-ontario
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31). This assessment will be completed as an addendum to the submitted scoped EIS 
as a confirmation of site conditions. 

a. Scoped Environmental Impact Study Report 

8. Summarize the Background Review prepared by MHBC and identify the applicable 
natural heritage policies that were in force at the time of the site development 
based on a review of historic air photos and documentation of site alteration from 
the client, where available. 

 
9. Describe the methods of all field studies completed, and the industry standard 

protocol used to complete the field assessments, where applicable. 
 

10.  Describe the existing conditions of the study area, integrate the background 
information, and communication with appropriate agencies. 

11.  Summarize the requirements, if any, identified by the HCA, as applicable. 
12. Analyze findings and prepare a minimum of two figures, one based on air photos 

and information available at the time of Site Plan approval or prior too, and one 
based on current air photos and legislation, which shows: 

a. All natural features such as fish habitat, woodlands, wetlands, habitat for species 
at risk, and landscape level features. 

b. The extent of the Natural Heritage System under the Greenbelt Plan, 
The extent of lands designated as Core Greenlands and Greenlands under the 
County Official Plan, 

c. The extent of NE Zone (and the 30m buffer) and EP overlay under the Puslinch 
ZBL, 

d. All hydrologically sensitive features such as permanent or intermittent streams, 
wetlands and seepage areas or springs, 

e. The HCA Regulation Limit, 
f. The existing development limits (locations of buildings, amenities, grading etc.),  
g. The proposed zoning limits, per MHBC, 
h. Desktop ELC vegetation communities, wetland limits and woodland limits, 
i. 0-5m, Contours, from Hamilton Conservation Authority,  
j. OMAFRA Soil Survey Complex, 
k. Locations of candidate significant wildlife habitat and candidate species at risk 

habitat, 
l. Other noteworthy features as needed, 
m. Locations of other natural heritage features from background literature searches 

(e.g., mammal atlas, herpetofaunal atlas). 
 

13. Conduct an impact assessment by reviewing the site alteration completed on site to 
date’s direct, indirect, and induced (i.e., residual, ongoing) impacts on the natural 
features to the extent possible, based on the policy review, site visit and historic air 
photo review.  

14. Determine the total area of impact to wetlands and total area of impact to 
woodlands protected under policies (i.e. Conservation Authorities Act, Greenbelt 
Plan, County Official Plan) that were in force at the time of development., if any, by 
comparing the current approximate area of woodland and wetland limits to air photo 
interpretation of leaf-off imagery taken prior to historic site alteration using the 
imagery  and background sources identified in the Background Review.  
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15. Show the configuration of the existing development on the parcel and compare to 
the approved site plan limits and determine if work was completed outside of the 
approved limits of the plan and the estimated severity of the development where it 
occurred within the limits of a Natural Heritage Feature. Severity will be estimated 
based on the percent of the total feature impacted, type of impact and potential for 
complete restoration or compensation of the impact. Discuss difference in the limits 
of the existing to proposed plan, as they relate to limits of natural heritage feature, 
and if they constitute encroachment, dumping, introduction of invasive species 
and/or potential to alter changes to hydrology. 

16. Provide a summary of recommendations and any additional work to be completed 
as part of the future Site Plan Application, including confirmation of wetland and 
woodland limits within the site. 

17. Provide general recommendations for compensation, naturalization and buffers that 
may be needed to protect vegetation features (e.g., wetlands, regulation limits, 
woodlands) that have been impacted by the site alteration.  

18. Provide a summary of key findings, policy conformity, recommendations for 
mitigation, and any SPA requirements of the County, HCA and Township. 

19. Include a brief confidence and uncertainty statement outlining the reliability of 
inferred pre-development natural heritage feature limits, including identification of 
assumptions, data limitations, and areas where interpretation is constrained by the 
availability or quality of historic information. 

20. Include a summary of possible cumulative effects in the context of the Fletcher 
Creek Swamp PSW complex, including how site-specific alterations may have 
interacted with or contributed to broader system level changes. 

21. Prepare a report of the EIS that includes background information, methods, existing 
conditions, impact assessment, compensation and mitigation measures, and 
appendices of field studies. 

 
We look forward to your response regarding these proposed terms of reference. If you require 
clarification, please do not hesitate to contact me. 
 
Yours truly, 
 

ABOUD & ASSOCIATES INC.  

Cheryl-Anne Ross, B. Sc., F.W.T. 
Ecology Lead & Wildlife Ecologist 
MNR Certified Ecological Land Classification 
MNR Certified Wetland Evaluation 
 



7248 Gore Rd – EIS Peer Review – Comment Summary 

Consultant Comments 
NPG Planning  A. Background Review – there is an existing 

Site Plan Agreement and approved Site 
Plan for the subject property. The EIS 
should refer to this as the general baseline 
for what is approved and their location.  
C. Scoped EIS Report:  
8. Map should identify the extent of Natural 
Heritage System under the Greenbelt Plan, 
extent of lands designated as Core 
Greenlands and Greenlands under the 
County Official Plan and extent of NE Zone 
(and the 30m buffer) and EP overlay under 
the Puslinch ZBL.  
11. …compare to the approved draft site 
plan limits and determine if work was 
completed outside of the approved limits 
of the proposed approved plan. Discuss 
difference in the limits of the existing to 
proposed the approved plan, as they relate 
to limits of natural heritage feature.  
12. …any additional work to be completed 
as part of the Zoning By-law Amendment 
Application (if necessary) and the Site Plan 
Application…  
14. Provide a summary of key findings, 
policy consistency with the PPS and 
conformity with the Greenbelt Plan and the 
County Official Plan, assessment of the 
proposal against Section 4.31 and 13.2 of 
the Puslinch Zoning By-law, 
recommendations for mitigation, and any 
SPA requirements of the County, HCA and 
Township. 

Aboud & Associates See attached letter  
Hamilton Conservation Authority Thank you for circulating the EIS terms of 

reference for 7248 Gore Road and my 
apologies for not getting back you last 
week.   
 
HCA staff have reviewed the terms of 
reference in accordance with HCA’s plan 

Cheryl-Anne Ross
Highlight



review and regulatory responsibilities 
under the Conservation Authorities Act, 
which have been limited to matters that 
relate to natural hazards. As such, HCA is 
satisfied with the terms of reference and 
would defer any natural heritage review to 
the Township.  
 
The property at 7248 Gore Road is affected 
by Ontario Regulation 41/24 (Prohibited 
Activities, Exemptions, and Permits) made 
under the Conservation Authorities Act due 
to the presence the Fletcher Creek Swamp 
Provincially Significant Wetland Complex, 
Fletcher Creek and the potential flooding 
and the erosion hazards associated with 
these features. Consequently, written 
permission from the HCA will be required 
for any future development within the 
regulated area including construction, fill 
placement, and/or grading activities.  Any 
new development should maintain a 30m 
setback to the wetland boundary and this 
setback should be clearly depicted on the 
site plan.  
 
We look forward to reviewing the Site Plan 
Application for the subject lands once 
submitted.  
 

 

Cheryl-Anne Ross
Highlight



 

 

Realizing the ecological potential of every place 

 
 
 
 
 
 
February 5, 2026 
 
Township of Puslinch 
7404 Wellington Rd. 34 
Puslinch, Ontario 
N0B 2J0 
Attn. Monika Farncombe, Planning and Corporate Services Coordinator 
 

RE: 7248 Gore Rd (Emerald Lake) – Terms of Reference Review  
 
Dear Monika, 
 
Thank you for inviting Dougan Ecology to provide comments on the terms of reference 
(TOR) for an Environmental Impact Study (EIS) at 7248 Gore Rd (Emerald Lake). 
According to Wellington County Official Plan Schedule B7, the site is currently zoned as 
Recreational (Rural System), Core Greenlands and Greenlands (Greenlands System), 
and contains waterbodies and watercourses. The site also contains lands regulated by 
Hamilton Conservation Authority. 
 
The applicant is looking to retroactively determine impacts of the creation of 72 sites 
(above the permitted 200 sites) which were developed without Township approval.  
 
From an ecology perspective, the site contains or is adjacent to several natural heritage 
features which have potentially been impacted by the installation of the unpermitted 
sites. The applicant is proposing review of previous and current feature boundaries 
through use of historic aerial photos.  
 
General Comments on approach and TOR:  

1. In addition to historic aerial photography, the background review should include 
available soils mapping, physiographic mapping, and groundwater information 
to support characterization of pre-development natural heritage feature limits. 
Reliance on air photo interpretation alone may not adequately capture historic 
wetland extent, particularly for forested or seasonally saturated systems where 
hydrologic expression may not be visually apparent. Soils and groundwater 
information are also recognized indicators of wetland form and function and 
should be used to corroborate inferred feature boundaries.  
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2. The TOR notes review of watershed and subwatershed studies. Please clarify 
which watershed, subwatershed, or drainage studies will be reviewed and 
ensure that any historic or current management plans prepared at the County, 
Township, or Conservation Authority level are explicitly identified and included 
where relevant. These documents may provide important context regarding 
historic feature function, hydrologic regime, and management intent. 

 
Our specific comments on the TOR are provided below:  

1. Item A.2: A historic aerial photograph review is proposed to determine Natural 
Heritage feature boundaries prior to site installation. Please confirm which 
sources will be used for this review. High-quality aerial photographs for the site 
should be purchased for review where available.  

2. Item A.3: The proposed request for information from MNRF regarding wetlands 
is acknowledged and supported. Given that many wetland evaluations in the 
area were completed in the 1980s, the TOR should clarify how historic OWES 
data will be interpreted, validated, or supplemented, and how discrepancies 
between historic evaluations and current conditions will be addressed in the 
analysis  

3. Item B.4: One site visit outside of the growing season is proposed to confirm 
any ELC boundaries and feature boundaries where possible. An additional visit 
for confirmation of wetland boundaries must be completed following OWES 
protocols and completed within the appropriate growing season. Please add 
this to the scope of work.  

4. Item B.5: It is noted that impacts to form and function of natural features will 
also be noted. Please clarify what impacts will be surveyed for and methods 
involved for determining level of severity (e.g. encroachment, dumping, invasive 
species introduction, changes in water balance etc.)  

5. Item C – EIS reporting: The TOR should acknowledge that EIS will address 
the following: 

a. Field Assessment (Clarification): Where soils, hydrology, or groundwater 
information indicates a reasonable likelihood of historic wetland 
conditions beyond those evident from aerial photography, the TOR 
should confirm that these lines of evidence will be integrated into 
interpretation of pre-development feature limits, even where on-site 
confirmation is constrained by seasonality or access limitations. 

b. Scoped EIS Report (Clarification): Mapping and analysis should clearly 
document how soils, physiography, hydrology, historic wetland 
evaluations, and watershed studies were weighed alongside air photo 
interpretation when delineating inferred pre-development wetland and 
woodland limits. Any assumptions or limitations associated with these 
datasets should be explicitly stated.  
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c. The EIS should include a brief confidence and uncertainty statement 
outlining the reliability of inferred pre-development natural heritage 
feature limits, including identification of assumptions, data limitations, 
and areas where interpretation is constrained by the availability or quality 
of historic information. This is particularly important where conclusions 
are drawn from indirect or conflicting evidence and will assist reviewers in 
understanding the degree of certainty associated with the findings.  

d. The EIS should provide a brief discussion of cumulative effects in the 
context of the Fletcher Creek Swamp PSW complex, including how site-
specific alterations may interact with or contribute to broader system-
level changes. While the detailed impact assessment may remain site-
focused, this contextual discussion will assist in evaluating potential 
implications for wetland function and policy conformity at the landscape 
scale. 

 
Based on our review, the TOR should be revised to address the above comments.  
 
 
Sincerely, 
 
 
 
Summer Graham, BSc, Eco Mgmt Tech, ISA Todd Fell, OALA, CSLA, CERP  
Ecologist - Restoration    Principal, Manager of Landscape 
       Architecture 
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January 19, 2026   
  Our Project No.: AA25-281A 

 Sent by email: mfarncombe@puslinch.ca 
 meaganf@wellington.ca 
  
  
   

Monika Farncombe 
Planning and Corporate Services Coordinator 
Township of Puslinch  
7404 Wellington Rd 34 
Puslinch ON N0B 2J0 
& 
 
Meagan Ferris 
Manager of Planning and Environment 
Wellington County 
74 Woolwich Street  
Guelph ON N1H 3T9 
 

     
     Re:  Terms of Reference for a Scoped EIS  
      Emerald Lake, Puslinch, Ontario  

  
 
Dear Ms. Farncombe & Ms. Ferris: 
 
This document outlines the proposed Terms of Reference (ToR) of the scoped 
Environmental Impact Study (EIS) to address the policy implications, if any, and 
potential impacts to natural heritage features as a result of the installation of 72 
additional sites over the zoning maximum of 200 sites, which were added without 
Township approval on the Emerald Lake property located at 7248 Gore Rd in the 
Township of Puslinch. Please review the Terms and circulate to Hamilton 
Conservation Authority (HCA), Township of Puslinch Planning, and Wellington 
County staff for discussion and approval. 
 

 

mailto:mfarncombe@puslinch.ca
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PROJECT UNDERSTANDING AND BACKGROUND 
The proponent requires a scoped EIS that evaluates the potential natural heritage impacts that 
may have occurred on and adjacent to the property as a result of the expansion to the existing 
trailer park beyond the 200 sites permitted by the Zoning By-law. 
Per the Site Chronology prepared by MHBC (December 9, 2025) development was initiated in 
January 1984 through an Official Plan amendment to redesignate lands from ‘Rural’ to 
‘Seasonal recreation’ which included clauses that set a maximum of 200 sites and no tent 
camping.  

In January 1994, a Zoning By-law amendment was approved which recognized recreational 
land uses that exist within the park and included a site-specific provision applying to the lands 
north of the railway to include additional permitted uses, including pools and water slides, mini 
golf, volleyball courts (which were identified as existing at that time), horseshoe pits, picnic 
shelters, and playgrounds, however, the limits of these designations are difficult to determine 
based on the mapping quality and scale. While the lands south of the railway were amended to 
include the concession stand for food sales, picnic shelters, variety store, laundromat, baseball 
diamonds and washrooms, which were existing at the time.  

In December 2004, the Greenbelt Plan came into effect and lands within the subject property 
were designated as protected countryside with some areas along the western limit, to the north 
of the rail line and a small corner of the northeastern limit south of the rail line designated as 
areas within the Natural Heritage System. The County of Wellington Official Plan was brought 
into conformity with the Greenbelt Plan on December 19, 2014. 

Based on our understanding of the above, the project requires the preparation of a scoped EIS 
that determines if the existing, as built, development was retroactively compliant with the 
policies that were applicable at the time of development based on a review of historic air photos 
and mapping, where available. Details of the proposed study and the required information are 
identified below. 

 
STUDY AREA 

The study area includes the subject lands (Figure 1) and adjacent lands up to 120 m where 
permission to access property is granted. As needed, the lands adjacent to the study area 
within the retained lands may require further access to assist with understanding the features 
and functions of natural heritage features. Lands outside of the study area and retained lands, 
where access is not granted, will be reviewed from existing background information (as outlined 
below). 
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Figure 1. Project Location & Study Area
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BACKGROUND REVIEW  

In preparing the Terms of Reference, the following sources were reviewed for background 
information:  
 Aerial photography of the subject site, 

 HCA Web-map of regulation limit, 

 Conservation Authorities Act: Ontario Regulation 41/24: Prohibited Activities, Exemptions 

and Permits. 

 County of Wellington Official Plan (2024 consolidation). 

 Township of Centre Wellington Zoning By-law No. 2009-045 (2024 consolidation). 

 NHIC Make-a-map, accessed December 3, 2025.  

To augment the information collected from the background review, additional information will be 
requested from the following agencies: 

o MNR: Request information on wetlands, if present, appropriate timing windows 
for in-water works, and any incidental species observations available. 

o Conservation Authority: Request information regarding watercourses, wetlands 
and any available reports for the project Location. Any fees incurred for this data 
will be the responsibility of the proponent. 

 
PLANNING CONTEXT 
 
As part of the review, the following legislation will be considered, where it applies to natural 
heritage, to review the development timeline prepared by MHBC and identify if they were 
retroactively compliant with the policies that were applicable at the time of development based 
on a review of historic air photos and mapping. 
 
Greenbelt Plan (2017) 
The Greenbelt Plan identifies where urbanization should not occur in order to provide 
permanent protection to the agricultural land base and the ecological and hydrological features, 
areas and functions occurring on this landscape. Per Schedule 1 of the Greenbelt Plan, the 
entirety of the study area is identified as Protected Countryside, with several small areas within 
the Natural Heritage System. As such, the Greenbelt Plan applies to the proposal and an EIS is 
required to ensure compliance. 
 
Ontario Regulation 41/24- Prohibited Activities, Exemptions and Permits 
Per the HCA Web-Map, the study area is partially within the Regulation Limit due to the 
presence of the Fletcher Creek Swamp Provincially Significant Wetland Complex, regulated 
watercourse and waterbodies, including Emerald Lake. As such, Ontario Regulation 41/24 
applies to the subject lands, and the EIS is required to ensure compliance.  
 
County of Wellington Official Plan (2024 consolidation) 
Per the Official Plan, the study area contains Core Greenlands and Greenlands. Core 
Greenlands consist of areas which have greater sensitivity or significance including wetlands, 
habitat of threatened or endangered species and hazardous lands. Greenlands consist of other 
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significant natural heritage features including, but not limited to, areas of natural and scientific 
interest, streams, woodlands and environmentally sensitive areas. Per the Official Plan, where 
development is proposed within the Greenland system or on adjacent lands, the preparation of 
an Environmental Impact Study is required to ensure the requirements of the Official Plan are 
met. 
 
Township of Puslinch Comprehensive Zoning By-Law No. 023-18 

According to the Township’s Comprehensive Zoning By-Law Schedule A, portions of the subject 
property are currently zoned as Natural Environment (NE) and include Environmental Protection 
(EP) zone overlay. This is not a separate zone, but an overlay that represents natural heritage 
features included in the “Greenlands” designation of the County Official Plan, as well as lands to 
which HCA’s regulations apply.  
Section 4.31 Setbacks from the Natural Environment Zone states: 
”No buildings or structures, including a private sewage treatment systems and associated tile 
weeping bed, shall be constructed closer than 30 metres from the limit of a Natural Environment 
(NE) Zone. Notwithstanding the required setback noted above or any other provision in this By-
law to the contrary: Where a vacant lot existed on the day of passing of this By-law, a building 
permit may be issued for permitted buildings or structures, excluding new agricultural buildings 
and structures, provided that:  

1) there is no other suitable location on the lot outside of the 30-metre minimum setback, 
and  

2) a setback of at least three (3) metres from the NE Zone boundary is maintained. 
Notwithstanding the above, the setback from the Natural Environment (NE) Zone may be 
reduced to a distance that is supported by the Conservation Authority having jurisdiction 
pursuant to its authority provided under the Conservation Authorities Act, R.S.O. 1990. Where 
the Conservation Authority provides written approval for a reduced setback from the NE Zone 
an amendment to this By-law shall not be required.” 
Section 13.2 Environmental Protection Zone Overlay states that: 
“The EP overlay permits development of the lands within the EP overlay, subject to the following 
special provisions:  

• Development will not be allowed in significant wildlife or plant habitat unless it has been 
demonstrated to the satisfaction of the Township that there will be no negative impacts 
on the habitat or its ecological functions. 

• Development will not be allowed in significant woodlands unless it has been 
demonstrated to the satisfaction of the Township that there will be no negative impacts 
on the woodland or its ecological functions. 

• Erection of a building or structure will not be allowed within an HCA regulated area 
unless written approval from the HCA is obtained.  
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PROPOSED TERMS OF REFERENCE  

The following list is the proposed scope of work for the scoped Environmental Impact Study.  
A. Background Review 

1. Complete a review of all background policy and atlases and determine the significant 
natural heritage features on the property (NHIC, subwatershed studies). 
 

2. Complete a historic aerial photo review to determine approximate timelines for 
development of the recreational areas and sites and how they relate to the applicable 
policies. 

3. Complete an MNR Request for Information to access available information pertaining 
to the wetlands within and immediately adjacent the study area. 

 
B. Field Assessment 

4. Conduct one site visit, outside of the growing season, to identify the high-level 
vegetation communities present within and adjacent to the property using the ELC 
system (MNRF), within the Study Area and, where possible, establish the approximate 
limits of any wetland features based on site topography and existing vegetation. 

 
5. During the site visit review any areas where new development or encroachment 

appears to be present within natural heritage designated lands to identify impacts that 
may have affected the form and function of the natural features when they have 
occurred within the period that the regulations and policies are applicable. 
 

C. Scoped Environmental Impact Study Report 

6. Summarize the Background Review prepared by MHBC and identify the applicable 
natural heritage Policies that were in force at the time of the site development based on 
a review of historic air photos and documentation of site alteration from the client, where 
available. 

 
7. Describe the methods of all field studies completed, and the industry standard protocol 

used to complete the field assessments, where applicable. 
 

i. Describe the existing conditions of the study area, integrate the background 
information, and communication with appropriate agencies. 

ii.  Summarize the requirements, if any, identified by the HCA, as applicable. 
8. Analyze findings and prepare a map, based on the background review, which shows: 

a. All natural features such as fish habitat, woodlands, wetlands, habitat for species 
at risk, and landscape level features. 

b. All hydrologically sensitive features such as permanent or intermittent streams, 
wetlands and seepage areas or springs, 

c. The HCA Regulation Limit, 
d. The existing development limits (locations of buildings, amenities, grading etc.),  
e. The proposed zoning limits, per MHBC, 
f. Desktop ELC vegetation communities, 
g. Locations of significant wildlife habitat and candidate species at risk habitat, 
h. Other noteworthy features as needed, 
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i. Locations of other natural heritage features from background literature searches 
(e.g., mammal atlas, herpetofaunal atlas). 
 

9. Conduct an impact assessment by reviewing the site alteration completed on site to 
date’s direct, indirect, and induced (i.e., residual, ongoing) impacts on the natural 
features to the extent possible, based on the policy review, site visit and historic air 
photo review.  

10. Determine the total area of impact to wetlands and total area of impact to woodlands 
protected under policies (i.e. Conservation Authorities Act, Greenbelt Plan, County 
Official Plan) that were in force at the time of development., if any, by comparing the 
current approximate area of woodland and wetland limits to air photo interpretation of 
leaf-off imagery taken prior to historic site alteration.  

11. Show the configuration of the existing development on the parcel and compare to the 
approved draft plan limits and determine if work was completed outside of the approved 
limits of the proposed plan. Discuss difference in the limits of the existing to proposed 
plan, as they relate to limits of natural heritage feature.  

12. Provide a summary of recommendations and any additional work to be completed as 
part of the Site Plan Application, including confirmation of wetland and woodland limits 
within the site. 

13. Provide general recommendations for compensation, naturalization and buffers that may 
be needed to protect vegetation features (e.g., wetlands, regulation limits, woodlands) 
that have been impacted by the site alteration.  

14. Provide a summary of key findings, policy conformity, recommendations for mitigation, 
and any SPA requirements of the County, HCA and Township. 

15. Prepare a report of the EIS that includes background information, methods, existing 
conditions, impact assessment, compensation and mitigation measures, and appendices 
of field studies. 

 
We look forward to your response regarding these proposed terms of reference. If you require 
clarification, please do not hesitate to contact me. 
 
Yours truly, 
 

ABOUD & ASSOCIATES INC.  

Cheryl-Anne Ross, B. SC., F.W.T. 
Ecology Lead & Wildlife Ecologist 
MNR Certified Ecological Land Classification 
MNR Certified Wetland Evaluation 
 

Type text here
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February 6, 2026 

Attention: Jennifer Gaudet, BES, MCIP, RPP 

MHBC Planning 
540 Bingemans Centre Drive, Suite 200 
Kitchener ON, N2B 3X9 

SLR Project No.: 241.032598.00001 

Revision: A 

RE: Environmental Noise and Vibration Letter 
Emerald Lake Trailer Resort and Waterpark, Puslinch  

1.0 Introduction  

At the request of MHBC Planning on behalf of Emerald Lake Inc., SLR Consulting (Canada) Ltd. 
(SLR) has prepared this environmental noise opinion letter for the Zoning By-Law Application 
(ZBA) at 7248 Gore Road in the Town of Puslinch, Ontario, also known as Emerald Lake Trailer 
Resort and Waterpark (Project site).  

MHBC is working with Emerald Lake Inc., considering changes to their existing development at 
Emerald Lake Trailer Resort and Waterpark which requires a Zoning By-law Amendment 
application (ZBA). The Township of Puslinch has provided future planning application requirements 
which include the following note related to acoustics/vibration:  

“The travel trailer park is in proximity to a railway. Depending on the location and nature of the 
proposed uses, a Noise and Vibration study may be required.” 

The Project site is located on the north side of Gore Road in Puslinch, Ontario and is currently 
occupied by a baseball diamond and surrounded by a campground.  

2.0 Assessment of Potential Transportation Noise and 
Vibration Impacts 

2.1 MECP NPC-300 Guidelines 

Sources with the potential to impact the Project site include Gore Road to the south and the 
Canadian Pacific Kansas City (CPKC) Galt Subdivision railways corridor to the north.   

The Ministry of the Environment, Conservation and Parks (MECP) Publication NPC-300 Guidelines 
provide sound level limits/criteria for assessing potential roadway and railway impacts for land-use 
planning decisions.  

The Project site at 7248 Gore Road would fall under the definition of a campsite or campground in 
MECP NPC-300, which is “a portion of property used for camping at which overnight 
accommodation is provided by, or on behalf of a public agency, or as part of a commercial 
operation.”. 



Emerald Lake Trailer Resort and Waterpark, Puslinch  
Environmental Noise and Vibration Letter 

February 6, 2026
SLR Project No.: 241.032598.00001

Revision: A

 

 2  
 

The temporary trailer sites are not considered “noise sensitive commercial purpose buildings” 
which are defined “as a building used for a commercial purpose that includes one or more 
habitable rooms used as sleeping facilities such as a hotel and a motel. 

An individual campsite (tent/trailer site) does not contain a permanent noise-sensitive building or a 
defined outdoor living areas (OLA) tied to a dwelling, and occupancy is transient/seasonal.  

Based on the above definitions, the Project site is not considered a noise-sensitive receptor for 
transportation noise within NPC-300’s land-use planning framework; therefore no assessment of 
roadway or railway noise is required. 

2.2 FCM/RAC Guidelines 

The Federation of Canadian Municipalities and the Railway Association of Canada (FCM/RAC) 
also provides “Guidelines for New Developments in Proximity to Railway Operations” which 
recommends an assessment of noise from principal main lines within 300m of the tracks for new 
residential developments.  

Similar to the MECP NPC-300 guidelines, FCM/RAC does not specify requirements for camp 
sites/campgrounds as noise-sensitive receptors for assessing transportation related noise 
(specifically from railways).  

2.3 Vibration Assessment 

The FCM/RAC Guidelines recommends conducting a vibration assessment for structures within 
75m of a railway line. As there are no permanent structures located within 75m of the CPKC 
Subdivision, an assessment is not required.  

3.0 Closure 

The letter has qualified the potential for noise and vibration emission from transportation sources. 
The Project site is anticipated to be compatible with the surrounding land uses from an 
environmental noise and vibration perspective.  

Should you have any questions or concerns, please do not hesitate to contact us.   

Regards, 

SLR Consulting (Canada) Ltd. 

Dylan Diebolt, B.Sc. 
Acoustics Consultant  
ddiebolt@slrconsulting.com 

Jason Dorssers, P.Eng.  
Acoustics Engineer  
jdorssers@slrconsulting.com 
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Statement of Limitations 

This letter has been prepared by SLR Consulting (Canada) Ltd. (SLR) for MHBC Planning 
(Client) in accordance with the scope of work and all other terms and conditions of the 
agreement between such parties. SLR acknowledges and agrees that the Client may provide 
this letter to government agencies, interest holders, and/or Indigenous communities as part of 
project planning or regulatory approval processes. Copying or distribution of this letter, in whole 
or in part, for any other purpose other than as aforementioned is not permitted without the prior 
written consent of SLR. 

Any findings, conclusions, recommendations, or designs provided in this letter are based on 
conditions and criteria that existed at the time work was completed and the assumptions and 
qualifications set forth herein. 

This letter may contain data or information provided by third party sources on which SLR is 
entitled to rely without verification and SLR does not warranty the accuracy of any such data or 
information. 

Nothing in this letter constitutes a legal opinion nor does SLR make any representation as to 
compliance with any laws, rules, regulations, or policies established by federal, provincial or 
local government bodies, other than as specifically set forth in this letter. Revisions to legislative 
or regulatory standards referred to in this letter may be expected over time and, as a result, 
modifications to the findings, conclusions, or recommendations may be necessary. 
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MHBC Planning, Urban Design and Landscape Architecture 

Suite 200 540 Bingemans Ctr Dr 
Kitchener ON  N2B 3X9 
 

Attention: Jennifer Gaudet (via email: jgaudet@mhbcplan.com) 

 

RE: Nitrates Impact on Groundwater, Emerald Lake Sewage Works  

Clearford Waterworks Inc. (Clearford) was retained by Emerald Lake (the Owner) to prepare a 

memorandum discussing the impact of nitrates generated by the existing, onsite sewage works 

at the Emerald Lake Trailer Resort and Water Park (the Site).  

The Site collects and treats wastewater generated by guests and users of the amenities through 

two (2) separate onsite systems, both discharging to shallow ground water receivers. The smaller 

onsite system is a Class 4 system located on the north side of the property across the rail line 

near to the lake.  This system provides no additional treatment (no advanced treatment unit or 

ATU) prior to discharge to the sub surface disposal bed, 

The larger onsite system consists of primary tanks followed by a Waterloo Biofilter (WBF) trickling 

filter treatment system which incorporates a denitrifying stage in the treatment process.  Treated 

effluent is discharged from the WBF to an effluent holding tank and two (2) shallow buried trench 

(SBT) disposal beds.   

The systems are approved and operated under Environmental Compliance Approval (ECA) no. 

6567-8GBPBV issued by the Ministry of the Environment, Conservation and Parks (MECP) in 

March 2012.  The ECA does not place effluent concentration or loading limits on the WBF system; 

however, condition 6.1 and Table 3 on page 7 of the ECA provide effluent objectives – 10 mg/L 

cBOD5, 10 mg/L TSS and 5 mg/L NO3. 

The use of objectives allows for operation of the system using best practices and at reasonable 

costs to try and meet the values; however, there is no direct penalty for not meeting these figures.  

The MECP reserves the right to reopen the ECA any any time, and set compliance limits, should 

there be significant operating issues or observed downstream impacts in the receiving water. 

Groundwater Monitoring  

Condition 5.3 and Table 2 in the ECA place a requirement to install monitoring wells (MWs) and 

monitor the upgradient (one MW) and downgradient (two MWs) groundwater quality.  The 

monitoring program requires sampling of each MW at the same frequency as the treated effluent, 

and samples are to be analyzed for cBOD5, TP, TKN, NO2, NO3, e. coli., and pH.  
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Prior to the 2012 ECA the systems operated under an older approval which incorporated a number 

of additional MWs. 

Treatment System 

The WBF system is a passive treatment approach – there is limited ability for process adjustment, 

and the process operates by allowing primary (settled) effluent to slowly pass through a media 

bed (trickle feed) where it contacts biomass which provide treatment.   

The biological process relies on the development of suitable populations of specialized bacteria 

to provide nutrient removal, with the processes establishing in a specific order – carbonaceous 

removal, ammonification-nitrification, and finally denitrification. 

Each of these steps requires time to develop and acclimate the biomass, and the nitrification 

process biomass is very susceptible to changes in pH, temperature and loading.  This sensitivity 

makes it challenging to establish reliable performance in the early season (May through early 

July) due to the non-continuous feed flow and lower temperature water. 

Once nitrification is stable, the denitrification process biomass will start to form more robust 

populations as the feed to that stage of the treatment system becomes more consistent. 

Disposal System 

The two (2) disposal bed areas on the site differ in design and operation. 

The Class 4 system near the water park operates in a manner that nitrification and any 

denitrification will mainly occur within the soil substrate of the bed itself, and not in the primary 

tank that collects and settles the wastewater. 

The two (2) SBT sections that follow the WBF system are designed to provide pressurized 

disposal of the treated effluent.  Each SBT system is comprised of parallel, linear runs of 

pressurized piping.  The piping is designed to distribute the flow evenly along the length of the 

pipe, and the shallow burial depth is provided to enhance water and nutrient uptake by root 

systems above and around the SBT. 

Effluent Quality 

Effluent from the Class 4 system is not required to be sampled. There is no historic data to review 

for impacts to the groundwater. 

BKL Engineering, the designer of the systems, provided a review of the expected and historic 

performance and nitrate dilution calculations in 2011.  The BKL review noted three (3) specific 

findings, 
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• Historic data (up to 2011) for the MWs consistently showed no significant adverse impact 

on the deep and shallow aquifer 

• The MW data was deemed supportive of the enhanced nutrient removal via SBT (nitrate 

reduction), and, 

• Dilution calculations prepared for the Class 4 system, using very conservative 

assumptions, derived a maximum increase of 0.37 mg/l as NO3 during peak loading 

season. 

Effluent from the WBF system is sampled in accordance with condition 5.2 and Table 1 in the 

ECA, with four (4) samples collected per year.  The sampling program consists of grab samples 

from the effluent dosing tank that feeds the SBTs, with one (1) sample collected in May, July, 

August and October each year. 

Table 1 presents the analytical results for the four (4) annual samples collected over the past 

eight (8) years. 

TABLE 1 EFFLUENT NITRATE CONCENTRATION, MILLIGRAMS PER LITRE 

Year May July August October 
2018 25.4 22.8 14.2 19.7 
2019 39.8 58.5 55 48.3 
2020 42.4 31.5 31.7 24.8 
2021 53.1 40.2 23.1 53.9 
2022 - - - 25.4 
2023 28.7 0.1 3.91 36.3 
2024 41.6 21.5 15.2 20.1 
2025 4.54 63.8 - 3.04 

The data presented in Table 1 illustrates one of the challenges seasonal resorts often see – 

effective denitrification is rarely achieved due to the limitations of the biological processes.  The 

progression is generally consistent year to year, with limited to no denitrification in the first two (2) 

samples, and the latter two (2) samples showing a gradual improvement. 

The trend follows conditions at the site, 

• Early season (May through June) is characterized by generally low flows during the week, 

and high flows on weekends when the site is occupied. This situation leads to inconsistent 

feed to the biological processes, and the wastewater will also cool as it sits longer in 

primary tanks, leading to lower biological activity 



Nitrates Impact on Groundwater, Emerald Lake Sewage Works April 19, 2026 

 

 
 
 

4 

 

• Early mid-season (July and early August) see higher occupancy and higher flows 

(loading), and with the warmer temperatures the biological treatment improves and 

ammonia in the effluent is reduced, replaced by nitrates 

• Later mid-season (August and early September) occupancy and use of the site remains 

high, temperatures are warmer and nitrification has been established, leading to the start 

of acclimation of denitrifying biomass (nitrate concentration in the treated effluent starts to 

decrease), and, 

• In the late season (September and October) flows begin to fall ss occupancy during the 

week is low, and temperatures begin to cool both of which impede biological processes.  

The concentration of nitrate in the effluent is observed to increase as the biological activity 

in the treatment system slows.  

Groundwater Impact 

The BKL Engineering summary response from 2011 clearly noted there had been no observed 

negative impacts or significant increases in the concentration of nitrates in downgradient MWs 

established in both the deep and shallow aquifers crossing the Site.   

Subsequent to the issuing of the current ECA only three (3) MWs, established in the shallow 

aquifer, remained operational.  The locations are shown in Figure 1. 

 

FIGURE 1 MONITORING WELL LOCATION MAP.   
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In Figure 1 MW1 (right side, near to road) is the far field downgradient well, MW2 (right centre) 

is the near field downgradient well adjacent to the SBT beds, and MW3 (centre, adjacent to 

pavilion/hall) is the upgradient well.   

The samples collected from the MWs from 2012 through present show a few consistent trends, 

• The shallow aquifer generally produces enough flow for the MWs to provide a sample of 

sufficient volume to analyze in the early season samples  

• In later months, as the temperature increases and rainfall decreases, the MWs 

downgradient of the SBT do not produce enough volume to obtain a representative sample 

volume.  The upgradient well is often ‘dry’ during this time period, too, and, 

• The low volume in the aquifer suggests the discharge to the SBT is rapidly assimilated in 

the soils and the shallow water source provides irrigation to vegetation on and immediately 

around the SBT. 

A review of annual performance reports for the WBF system from 2005 through 2025 provided 

consistent analysis of the impact on the groundwater quality, 

• The MWs were predominantly dry during the peak operating season, making collection of 

representative samples difficult, and, 

• The samples that were collected consistently showed very low concentration of nitrate 

downgradient of the SBT.  

The conclusion in each report was that the onsite systems had a negligible impact on the 

groundwater quality as a result of the significant nutrient uptake near to and immediately 

downstream of the SBTs. 

Tables 2, 3 and 4 present the nitrate concentration in mg/L measured in groundwater samples 

from the MWs from 2018 through 2025. 

The data presented in Tables 2, 3 and 4 illustrate two (2) key points, 

• The shallow aquifer expected to be impacted by the discharge of effluent from the onsite 

sewage works dries up during the warmer, peak occupancy months.  This suggests the 

discharge from the Class 4 system and the SBTs is assimilated and used up on site rather 

than traversing the site to the property boundary, and, 

• The data points from months it was possible to collect samples shows no adverse impact 

on the groundwater quality adjacent to the downgradient property boundary, with the 
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measured concentration of nitrate nitrogen well below the reasonable use guideline limit 

of 2.5 mg/l at the property edge. 

Year May July August October 
2018 - - - - 
2019 0.01  - - 
2020 0.01 -    
2021 0.01 - - 0.77 
2022 0.01 - - - 
2023 0.01 - - - 
2024 - - - - 
2025 - - - - 
     

TABLE 2 MW1 (FAR FIELD DOWNSTREAM) NITRATE CONCENTRATION 

Year May July August October 
2018 2.54 - 31.4 13.2 
2019 3.25  - - 
2020      
2021 - - 19.1 - 
2022 4.76 - - - 
2023 7.58 15.3 7.77 - 
2024 - 12 - - 
2025 7.41 - - - 

TABLE 3 MW2 (ADJACENT TO SBT, DOWNSTREAM) NITRATE CONCENTRATION 

Year May July August October 
2018 0.13 - 0.13 0.1 
2019 0.4 - - - 
2020 1.78 - 1.32   
2021 0.1 0.35 0.81 0.14 
2022 0.01 - - - 
2023 0.25 0.25 0.42 - 
2024 0.29 0.11 - - 
2025 0.96 0.53 - - 

TABLE 4 MW3 (UPSTREAM) NITRATE CONCENTRATION. 

 

Summary 

The evaluation of the treatment provided by the onsite systems at the Site showed elevated 

concentrations of nitrate nitrogen, exceeding the effluent objective in the ECA.  However, a review 

of historic annual reports for the systems, and a review of recent samples of groundwater collected 
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from MWs on the Site, showed there was no observed or expected adverse impact on the 

groundwater quality at the downgradient property boundary.   

The reported performance figures, and assessment of impact, reflects the findings of the 2011 

assessment completed by BKL Engineering in support of the amended ECA – the use of the SBT 

disposal system promotes uptake and beneficial reuse of nitrate and other nutrients by the root 

system, reducing the impact of nitrates to the shallow groundwater receiver. 

Should you have any questions, please feel free to contact me for additional information. 

Regards, 

John Levie, P.Eng., M.Eng. 

Vice President, Engineering 

Clearford 
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1.0 INTRODUCTION 
 
A proposed reconciliation for Emerald Lake (the site) is required to adjust descriptions in various 
approvals and documents to align with current site conditions and configuration.  This report 
focuses on the sanitary servicing design for the site, including the water park, event hall and 
associated buildings.  The adjustments are necessary to address the number of recreational 
vehicle (RV), rough camping (tent), cabins and ancillary serviced structures presently on the site 
as align with the figures provided in current zoning bylaws, site plan agreement(s) and 
environmental permits. 
 
Storm water management and related infrastructure are not covered under the scope of the 
present review and updated servicing report. 
 
Emerald Lake Trailer Resort and Water Park (the Owner) have retained Clearford Waterworks 
(Clearford), a division of Clearford Water Systems Inc., to prepare an updated functional 
servicing report (FSR) for the as constructed site to support both the amendment to the current 
Environmental Compliance Approval (ECA) and ongoing Zoning By-law Amendment (ZBA) 
process. 
 
The site – presently consisting of the park offices, outdoor recreation areas, the water park and 
related facilities, and the serviced and un-serviced sites - is located at 7248 Gore Rd. in Puslinch, 
Ontario.   The site is presently provided with on-site water and wastewater systems for sanitary 
servicing.    
 
Potable water for seasonal residents and guests of the site is provided by a number of discrete 
on-site water supply wells and water treatment systems (WTS).  One (1) WTS is located in the 
office building to provide water to most areas on the site. A second WTS located in the concession 
stand at the water park provides water only to that building, and a third WTS located in the banquet 
hall provides water only to that building. 
 
There are two (2) discrete wastewater treatment systems (WWTS) on the site – one (1) Waterloo 
Biofilter (WBF) packaged treatment system rated for a maximum daily flow (MDF) of 49,200 litres 
per day (l/d) or 49.2 cubic metres per day (m3/d).  A second, smaller Class IV septic system 
services the water park field washrooms and concession building, and has a MDF of 5,065 l/d or 
just over 5 m3/d. 
 
 
1.1 Background 
 
The serviced areas and major features of the site are shown in the aerial view in Figure 1.  The 
site is opened and operated on a seasonal basis, with start up no earlier than May 1 and shut 
down by October 31 each calendar year for a total of 183 operating days per year.  
 
The property is approximately 19.4 ha (48 acres) in area and consists of two (2) parcels, described 
as part of the south half lot 29 Gore Concession in the Township of Puslinch.  Rail tracks – 
Canadian Pacific Kansas City (CPKC) – run east/west dividing the property and separating the 
parcels.   
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Partial site zoning is shown in Figure 2. The site is presently zoned Resort Commercial (RC) 
under Special Provision (SP) 43 and 47. These provisions permit the following activities, 
 

 SP-43: Applies to lands south of the CPKC tracks, and permits a travel trailer park to a 
max. of 200 recreational vehicle sites, single dwelling unit, concession stand for food 
sales, picnic shelters, variety store, laundromat, baseball diamonds, and washrooms, 
and, 

 SP-47: Applies to lands north of the SPKC tracks, and permits day picnicking, 
washrooms, concession stand with food sales, pools and water slides, mini golf, 
volleyball courts, horseshoe pits, picnic shelters, and playgrounds. 

 
Natural features and areas on the site are zoned Natural Environment (NE) with an Environmental 
Protection (EP) overlay generally applying to on-site natural features and areas.  The entirety of 
the site is located within the Greenbelt Plan (PB) area and designated Protected Countryside 
(PC). Natural features and lands north and east of the existing lake are also subject to the Natural 
Heritage System (NHS) overlay of the GP.  
 
The developed areas of the site are shown in drawings A1 (site plan) and A2 (water shut off 
valves and septic stations plan).  Drawing C-101 presents the site plan including the areas 
dedicated for wastewater treatment and subsurface disposal.  Copies of all drawings are provided 
in the appendices. 
 
  

 
Figure 1 Aerial view of developed areas showing RV and water park 
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Figure 2 Puslinch zoning map showing portions of the site (red outlined area). 

 
The site venues include recreational and outdoor multi-use facilities with shared washrooms 
(water park, volleyball courts, soccer field), the office, a banquet/assembly hall and a mix of 
serviced and un-serviced sites for RVs and tents.  
 
Figure 3 presents the facility map, including serviced sites (shown in green and orange) and un-
serviced sites and rough cabins (light and dark brown).  Note the banquet hall is not shown in 
Figure 3 but is connected to site servicing. 
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Figure 3 Site map showing venues, use areas, serviced and un-serviced sites, and field washroom locations 

 
 
2.0 SYSTEM DESIGN BASIS 
 
The historic operating flows – recorded from both water and wastewater systems – were used to 
determine design flows for the site. This is consistent with industry best practices and follows the 
requirements in section 8.5.4 of the MECP (2008) Design Guidelines for Sewage Works,  
 

“Wherever there are existing sewers and/or existing sewage treatment plants, the flow 
rates and sewage characteristics should be determined using real data, in both wet and 
dry weather conditions.” 

 
There is a single effluent flow meter in the larger WBF WWTS.  Similarly, a single distribution 
water flow meter is located in the WTS adjacent to the office. Sewage flows were correlated and 
verified against the recorded water flows which also accounts for non-sewer related uses.   
 
This approach provides a conservative evaluation of the design flows.   
 
2.1 Water System  
 
2.1.1 Water Supply  
 
Several wells are located on the site, including monitoring wells associated with the WWTS 
disposal beds and supply wells that provide water to WTS equipment and site amenities.   
 
A few well abandonment records were also located for the site. 
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2.1.1.1 Permits 
 
There was no current Permit to Take Water (PTTW) located in site files, and a search of the 
MECP on-line database returned only one (1) result, 
 

 PTTW no. 1115-9WHQ5M for takings from a surface water source for recreational use 
(water park) 

 
A copy of this permit was also located in site files. This permit expired in 2025.   
 
Section 34(1) of the Ontario Water Resources Act (OWRA) requires a PTTW be obtained where 
water takings are greater that 50,000 litres per day (L/d).  There is an exemption to this 
requirement provided in section 34(2), 
 

“Subsection (1) does not apply to the following takings of water: 

1. The taking of water for domestic purposes, other than by a municipal drinking water 
system within the meaning of the Safe Drinking Water Act, 2002 or by a company public 
utility, as long as the amount of water taken, 

i. is always less than 379,000 litres, or the lower amount that is prescribed by the 
regulations, per day…” 

 
It is possible this exemption will apply to the site; however, clarification should be sought through 
MECP prior to determining if a new PTTW is required. 
 
2.1.1.2 Wells 
 
A site visit in January 2026 located and identified four (4) water supply wells.  Not all of the wells 
had missing well tags normally affixed to the casing.  This may be characteristic of the age of the 
wells as section 14.11 of Ontario Regulation (O.Reg.) 903 Wells requires a well tag be 
permanently affixed to the casing of each well if the well was developed, expanded or altered in 
2003 or later. 
 
A review of the MECP on-line well record database returned four (4) records for water supply 
wells on the site (Table 1).  Copies of the well records are provided in the appendices. 
 

Well Record Pumping Rate Well Depth Notes 
A033276 1.5 L/s (20 GPM) 19.8 m (65 ft) Adjacent to field washroom, provides 

water to Banquet Hall 
6708698 3.7 L/s (50 GPM) 20.4 m (67 ft) Adjacent to field washrooms near 

water park, provides water to field 
washroom and concession building 

6707454 2.3 L/s (30 GPM) 15.2 m (50 ft) Adjacent to office, provides water to 
office and camping areas 

6706296 0.5L/s (6 GPM) 12.2 m (40 ft) Near to office road gate, provides 
water to field washrooms 

Table 1 Well records for Emerald Lake 
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The information available from the recent site visit suggests the following, 
 

 Well A033276 provides untreated water to the banquet/assembly hall and WTS (Figure 4) 
 Well 6706296 provides untreated water to the field washrooms near to the office and 

pavilion (Figure 5) 
 Well 6708698 provides untreated water to the field washrooms at the water park and feeds 

water to the WTS in the concession stand (Figure 6), and, 
 Well 67007454 provides water to the WTS in the office building (Figure 7). 

 

 
Figure 4 Well for banquet hall WTS 
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Figure 5 Supply well for field washrooms near office 

 

 
Figure 6 Supply well for field washrooms at water park and concession stand 
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Figure 7 Supply well for WTS in office building 

 
 
All well caps were solidly affixed and sealed against infiltration, as well as electrical conduits.   

 
2.1.2 Water Treatment and Distribution 
 
Three (3) water systems provide servicing to the site; two are operated under Directives issued 
by the Ministry of Health and Long-Term Care (MOH).  None of the systems service more than 
five (5) permanent, year-round residential connections and there are no designated facilities 
provided with water from either system; thus, the water systems are regulated under O.Reg. 
319/08 administered by the MOH.   
 
2.1.2.1 Concession Stand 
 
The water park concession stand contains point-of-entry (POE) treatment that provides treated 
water to plumbing immediately downstream in the concession stand and rental building.  
 
The POE system consists of a single sediment (cartridge) filter followed by a single ultraviolet 
light (UV) disinfection reactor (Figure 8, Figure 9). 
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Figure 8 POE UV disinfection reactor, water park concession stand 
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Figure 9 POE UV disinfection reactor information panel 

 
The POE system is sized to provide treatment for a maximum flow rate of 0.75 L/s (10 GPM). 
 
The WTS is operated under a Directive issued by the Wellington-Dufferin-Guelph Public Health 
Unit (PHU).  The Directive is dated April 29, 2022 and provides a Drinking Water System (DWS) 
no. for the WTS 866BLKFS4. 
 
2.1.2.2 Office  
 
The majority of the serviced area of the site – excluding some field washrooms – are provided 
with treated water from the WTS in the office building.   
 
The WTS provides the following treatment equipment, 
 

 Cartridge filtration: Big Blue style housings with graduated filters providing filtration to 
approximately ten micrometers (10 µm) 

 UV primary disinfection through one (1) Trojan UV MaxPro 30 system (Figure 10) 
 Chlorination secondary disinfection, including additional contact time in the single 

reservoir cell (Figure 11), and, 
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 Storage of treated water in a single reservoir prior to distribution by two (2) two horsepower 
(2 hp) pumps with variable frequency drive (VFD) control. 

 

 
Figure 10 UV disinfection reactor in office WTS 
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Figure 11 Chlorine pump and reservoir riser with cover, office WTS 
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Figure 12 Water meter for distribution water flow, office WTS 

 
The WTS equipment is sized to provide treatment for a maximum flow rate of 2.3 L/s (30 GPM). 
 
The WTS is operated under a Directive issued by the PHU.  The Directive is dated April 22, 2022 
and provides a DWS no. for the WTS 766004077.  A single flow meter measures the water 
distributed to the serviced area (Figure 12). 
 
2.1.2.3 Banquet Hall  
 
Well A033276 provides water to the WTS in the banquet hall.  The WTS is a POE system that 
serves only the plumbing in the banquet hall.  This WTS does not have a directive issued by the 
PHU; however, a directive will be required for future operation. 
 
The WTS is provided with inline sediment/particulate (cartridge) filter and a single UVPure 500PN 
UV disinfection reactor (Figure 13, Figure 14). The UV system is provided with integral flow 
restrictors, capable of a maximum production rate of just over 1 L/s (16.5 GPM) and the unit 
performance is certified to ANSI/NSF Std. 55 Class A.   
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The capability of the UV system and the integral flow restrictor match with the rated output of the 
supply well (20 GPM), and the system is suitable for the intended application. 
 

 
Figure 13 Banquet hall UV reactor. 
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Figure 14 Banquet hall UV specification reference panel 

 
 
2.1.3 Water Design Flow 
 
2.1.3.1 Potable Water Flow 
 
Neither the banquet hall nor concession stand WTS provide flow monitoring; however, the 
capacity of each well is matched to the treatment system provided, and it is assumed each system 
operates suitably for their intended service loading. 
 
The Office WTS provides potable water to the serviced areas of the campground and RV park.  A 
single flow meter monitors the flow of water from the cistern to the users in the park.  Historic 
flows, 2020 through 2025, were used to assess water demand on the office WTS (Table 2). 
 
The data in Table 2 suggests the AADF is approximately 62,440 L/d, and the MDF, excluding the 
questionable values from 2023, is 88,250 L/d. 
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Year  Avg. Day 

Flow (L/d) 
Max. Day 
Flow (L/d) 

2020 61,879 133,200 
2021 58,210 85,500 
2022 64,004 88,250 
2023 71,610* 307,790* 
2024 62,810 77,880 
2025 56,135 77,000 

*data with questions around validity of meter readings 
Table 2 Water historic flow for office WTS 

 
The expected, sustained well pumping rate of 2.3 L/s is equivalent to a maximum daily volumetric 
production of 198,720 L/d.  This figure exceeds the historical water use data (AADF and MDF) 
and supports exclusion of the suspect volumes reported for a brief period in 2023 (well yield is 
below the recorded values). 
 
The rated capacity of the primary (UV) disinfection provided in the office WTS matches the 
expected production rate for the well.  There is no concern regarding improperly disinfected water 
based on the available information at the time of the January site visit. 
 
2.1.3.2 Fire Fighting Water 
 
Fire fighting water for the site is not provided through the on-site WTS. 
 
An agreement with the municipality was reportedly reached where on-site surface water is to be 
used and pumper trucks provided to provide sufficient volume and pressure of water in the event 
of a fire. 
 
2.2 Wastewater Collection and Treatment 
 
The site is provided with dedicated gravity sewers and pressurized forcemains that collect and 
convey site generated wastewater flows to the WWTS.  The layout and configuration – including 
interim tanks, pipe sizes and direction of flow – are shown in drawing C-101. 
 
The site plan also includes a servicing bloc (drawing C-101) adjacent to the soccer fields/dog run 
area.  This area houses the WBF-based WWTS. A second servicing bloc housing the smaller 
WWTS is located north of the CPKC rail line near to Emerald Lake.   
 
Sewage flows are distributed across the site, with contributing sources that include field 
washrooms as well as serviced sites and a single, small trailer dump station of approximate 
volume 3,800 L (100 USGal).  
 
A general review of the site collection and treatment infrastructure was completed in 2011 by BKL 
Engineering (see appendices).  Their report included the number and total volume of holding and 
septic tanks throughout the site. 
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The WWTS serving the site are approved and operated in accordance with ECA no. 6567-
8GBPBV. A copy of the current ECA is provided in the appendices.  
 
2.2.1 Wastewater Flows 
 
The Class IV system that services the water park washrooms and concession stand is not 
metered.   
 
The WBF-based WWTS provides effluent flow metering.  Historic treated effluent flow records 
were used to determine wastewater flows.  Table 3 presents the treated effluent flow data from 
the WBF WWTS from 2020 through 2025. 
 
Year Total 

Flow, L 
ADF (L/d) MDF (L/d) 

2020 4,200,910 36,480 78,430 
2021 5,464,543 46,071 88,580 
2022 5,658,090 45,560 51,750 
2023 6,721,280 72,709 76,986 
2024 5,550,000 40,720 41,280 
2025 4,021,060 34,450 40,310 

Table 3 Wastewater historic flow data. 

 
The data presented in Table 3 provides the following values for use during the evaluation of the 
design, 
 

 AADF of 46,441 L/d, and, 
 MDF of 88,580 L/d. 

 
The values determined above closely match the water flow data from Table 2, supporting the 
validity of the two (2) data sets. 
 
The AADF – except for 2023 – was below the rated capacity of the WBF WWTS in the ECA.  It 
was noted earlier the data collected from the WTS in 2023 was suspect due to several days with 
suspiciously elevated values. 
 
The MDF in several years exceeded the rated capacity of the WBF WWTS.  The rated capacity 
is typically set by the rate-limiting step in the overall process, and specifically where subsurface 
disposal is provided the limiting factor is most often the bed area provided. 
 
2.2.2 Wastewater Quality 
 
Raw sewage is not sampled at the site.  Sampling of influent is not a requirement in the ECA. 
  
The MECP Design Guidelines for Sewage Works (2008) recommends the following influent 
quality for the site (Table 4). 
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Parameter Concentration (mg/l) 
cBOD5 150 to 200 

TSS 150 to 200 

TP 6 to 9 
TKN 30 to 40 
TAN 20 to 25 

Table 4 Literature influent sewage characteristics 

 
The ECA does not contain any effluent quality limits; however, the ECA does provide effluent 
quality objectives (Table 5). 
 
 

Parameter Objective (mg/L) 

cBOD5 10 

TSS 10 

NO3-N 5 

Table 5 Effluent quality objectives, ECA no. 6567-8GBPBV.   

 
The ECA also requires seasonal monitoring of groundwater quality in three (3) developed 
monitoring wells (MWs). The locations of these wells are marked on the BKL Engineering site 
plan in the appendices. 
 
The monitoring effort is to ascertain if the operation of the approved works under the ECA has an 
adverse impact on the receiving water quality.  There are no explicitly defined objectives or limits 
in the ECA; however, a subsurface discharge system in Ontario must be designed and operated 
such that the concentration of nitrate (NO3) and nitrites (NO2) in the groundwater plume must be 
less than 10 mg/L at the property limit in accordance with MECP Guideline B-7 (Reasonable Use 
Guideline). 
 
2.2.3 Site Sewage Works 
 
The site is presently serviced by two (2) WWTS, as described in the ECA.  The approved works 
are summarized as, 
 

 existing sewage treatment and subsurface disposal works with a Rated Capacity of 
49,200 litres per day, consisting of pre-treatment facilities, recirculating bio-filters, de-
nitrification beds and subsurface disposal systems to service an expanded and existing 
240 units seasonally occupied (May 1st to October 31st), and, 

 existing Class IV septic system with a Rated Capacity of 5,065 litres per day serving a 
seasonal water park located on the same site location. 

 
The ECA provides additional details of the associated works.   
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Work completed by BKL Engineering included a summary of the existing works and proposed 
future works, mostly consistent with the current ECA. A copy of their 2011 report is provided in 
the appendices. 
 
2.2.3.1 Class IV Septic 
 
The existing Class IV system servicing the field washrooms adjacent to the water park as well as 
the concession stand is described in the ECA.  Additional details and an evaluation of capacity 
and sizing were previously completed by BKL Engineering (see appendices). 
 
The disposal bed area is shown in Figure 15. 
 

 
Figure 15 Disposal bed servicing water park field washrooms. 

 
The BKL review noted the system was appropriately sized in their opinion based on a review of 
users and estimated flow data.  There have been no substantial changes to the user base or 
fixture load associated with this system, and there is no history of bed breakouts or other issues. 
 
This system is deemed adequate to provide the required level of servicing under present loadings. 
 
Should additional development in this area be proposed, a detailed review of the design and 
loading will be required and an amendment to the ECA may be necessary. 
 
2.2.3.2 WBF System and Disposal Beds 
 
The WBF system provides treatment to most sewage flows generated on the site. 
 
The WBF system process, noting fifteen (15) tanks in total, is shown in Figure 16. 
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Figure 16 WBF treatment process flow diagram. 

 
The WBF process includes the following operations, 
 

 Equalization/pumping 
 Biological reduction incl. nitrification 
 Chemical addition 
 Denitrification 
 Effluent polishing, and,  
 Effluent equalization and discharge pumping. 

Figures 17 through 20 illustrate components of the WBF system and associated disposal beds. 
 

 
Figure 17 WBF process media tanks in treatment building. 
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Figure 18 Shallow buried trench inside fenceline separated from play field by swale. 

 

 
Figure 19 Additional shallow buried trench installed outside of fence line between play fields. 
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Figure 20 Installation of shallow buried trench disposal bed November 2015. 
 
There were a couple of discrepancies noted in reviewing as constructed site information and 
related correspondence with the original equipment manufacturer (OEM) for the WBF system and 
the description provided in the ECA.  These items are identified and described below. 
 

 WBF system tanks: the BKL summary and current ECA state a total of sixteen (16) tanks 
are provided in the treatment system.  The recent site inspection and review of OEM 
correspondence confirmed there are fifteen (15) tanks provided in the treatment system – 
nine (9) tanks for secondary (biological) treatment, three (3) tertiary denitrifying tanks, and 
three (3) effluent polishing tanks, and, 

 Disposal beds: the ECA states a total of four (4) runs each of 125m pipes are provided in 
a shallow-buried trench (SBT) system, with an additional proposed expansion to consist 
of an additional four (4) runs of 125 m. The BKL summary notes in the last column of the 
table on page 5 in section 5 that two (2) SBT systems will be required.  
The recent site inspection and review of system layout and installation photos confirmed 
that a second SBT system was installed in 2015, consisting of four (4) runs of 125 m pipe. 
Field measured estimates suggest that the length of pipe runs provided may be slightly 
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larger than 125m, indicating potential extra disposal capacity; however, as constructed 
drawings for the systems were not located to confirm exact lengths. 

 
The impacts of these changes are reflected in the operating data summarized in Table 6 and 
Table 7. 
 
Additionally, the ECA states the system provided (and as described in the supplementary memo 
from BKL for the 2012 ECA amendment) is for treatment for sewage from 240 serviced sites.  The 
BKL memo notes the servicing design was developed and reviewed for 240 serviced and 40 un-
serviced tent and rough cabin sites, for a total of 280 sites.   
 
The current site contains 272 sites in total, with 38 rough cabin or tent sites.   
 
2.3 Operating Data 
 
Table 6 presents a summary of the MW well data collected for the years 2020 through 2024; 
consolidated data for 2025 was not available at the time of preparation of this report.   
 
Note MW3 is upstream of the discharge to the disposal beds and marks the background 
(comparative) water quality, MW1 is downstream near the property boundary and represents the 
groundwater quality inclusive of the assimilated discharge of treated effluent, and MW2 is an 
interim water quality monitoring point adjacent to the SBT systems and reflects immediate impacts 
prior to assimilation into the shallow groundwater table. 
 

MW3 2020 2021 2022 2023 2024 
cBOD5 <2 <2 <2 <2, 3, <2 <2 

TP 0.60, 0.095 0.21,0.17, 
0.27, 0.10 

0.045 0.037,0.034, 
0.02 

0.06, 0.02 

NO2 1.78,1.32 <0.01 <0.01 <0.01 <0.01 
NO3 <0.1, <0.1 0.35, 0.8, 0.14 <0.1 0.25, 0.25, 

0.42 
0.29, 0.11 

TKN 0.83, 0.47 0.84, 0.46, 
0.43, 0.48 

0.25 0.82, 0.56, 
0.66 

0.81, 0.68 

e.coli* 0, 0 1, 5, 3,1 <1 <1 <1, 2 
pH 7.5, 7.3 7.7, 7.4, 7.0, 

7.2, 7.1 
7.0 7.4, 7.1, 7.2 11.2, 7.1 

 
MW2 2020 2021 2022 2023 2024 

cBOD5 <2 <2, 3, <2, <2 <2 <2, <2, <2 <2 
TP 0.79 0.32, 1.6, 1.6, 

0.83 
0.71 0.31, 1.0, 0.89 0.47 

NO2 19.1 0.012, <0.01, 
0.033, 0.035 

<0.01 <0.01, 0.18, 
0.24 

0.027 

NO3 0.043 <0.1, 0.35, 
0.8, 0.14 

4.76 7.58, 15.3, 
7.77 

12 

TKN 0.56 0.84, 0.46, 
0.43, 0.48 

0.49 <0.2,<0.2, 1.2 1.3 
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e.coli* 4000 <1, 5, 3, <1 980 21, 1300, 18 57 
pH 7.4 7.7, 7.4, 7.0, 

7.2, 7.1 
7.12, 7.24 7.6, 7.2, 7.1 7.1 

 
MW1 2020 2021 2022 2023 2024** 

cBOD5 <2 <2, <2 <2, <2  <2 N/A 
TP 0.66 0.24 0.22 0.21 N/A 

NO2 0.1 <0.01, 0.185 <0.01 <0.01 N/A 
NO3 <0.1 <0.1, 0.77 <0.1 <0.1 N/A 
TKN 0.15 1.1 0.22 1 N/A 

e.coli* 5 <1, <1 4 <1 N/A 
pH 7.64 8.2, 7.9,7.4 7.3, 7.5 7.6 N/A 

*reported as CFU/100mL, all other parameters reported in mg/L save for pH. 
**the ground water table elevation was too low to be intercepted by MW1 and no data is available for the 2024 
season. 

Table 6 MW water sample analytical data 2020 through 2024 

 
The data presented in Table 6 clearly shows the effluent discharged from WBF WWTS to the 
disposal beds has not had a significant, adverse impact on the groundwater receiver and the 
system is operating in compliance with the expected requirements under the Reasonable Use 
Guideline. 
 
Analytical data for samples of treated effluent of the WBF system 2020 through 2024 are 
presented in Table 7 as annual average concentrations.  Consolidated analytical; data for 2025 
was not available at the time of preparation of this report. 
 
 2020 2021 2022 2023 2024 

cBOD5 2 2 82 12 5 
TSS 4 2 12 10 4 
TP 10.9 9.4 12 10 8.5 

TAN 3.15 6.7 40 30 15 
TKN 5.48 7.3 43 31 20 
NO2 0.04 0.13 1 0.35 0.1 
NO3 42.6 32.6 6 17 25 

e. coli* 1216 847 117,500 36,250 26,600 
pH 6.8 6.8 6.5 6.6 6.8 

*reported as CFU/100mL.  All other parameters reported as mg/L except for pH. 
Table 7 Summarized effluent sample analytical data 2020 through 2024. 

 
The data presented in Table 7 illustrates several, important elements, 
 

 The WBF system is operating to meet the effluent objectives for cBOD5 and TSS as 
presented in the ECA 

 The WBF system has not consistently achieved effluent NO3 concentrations meeting the 
objective listed in the ECA, and, 

 The WBF system has demonstrated the ability to treat the site generated sewage during 
short periods of elevated flows (above the rated capacity of the works in the ECA). 
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Table 8 presents a detailed review of the effluent NO3 concentrations. 
 

NO3 2020 2021 2022 2023 2024 
Early Sample 53.1 42.4 <0.1 28.1 41.6 
Mid Sample 1 40.2 31.5 <0.1 <0.1 21.5 
Mid Sample 2 23.1 31.7 <0.1 3.91 15.2 
Late Sample 53.9 24.8 25.4 36.3 20.1 

Table 8 Effluent NO3 concentration 

 
The data presented in Table 8 illustrates a well-known issue – seasonally operated systems have 
difficulty establishing biological denitrification processes.   
 
Biological wastewater treatment processes establish bacterial populations in a well-understood 
manner, 
 

 Carbonaceous (organic carbon) removal processes typically become established within a 
few weeks of starting up a system, with or without using seed bacteria.  These bacteria 
are robust and relatively resistant to operational upsets including cyclic loading resulting 
from early-season weekend occupancy, and lower operating temperatures 

 Nitrification (convert TKN to TAN/ammonia) and ammonification (convert TAN to NO3) are 
the next populations to become established, and will require anywhere from two (2) to six 
(6) weeks after carbonaceous removal depending on the loading (consistent flow) and 
process conditions (pH and temperature), and, 

 Denitrification (convert NO3 to nitrogen gas, N2) populations are the last to become 
established and may require several months to become fully established – if at all.  These 
bacteria are very sensitive to changes in flow, temperature and pH, and under low organic 
loading will require supplementary nutrient (carbon) addition, as illustrated in the PFD 
(Figure 16).   

 
It is very rare to have a seasonally operated system achieve full dentrification (NO3 < 5 mg/L as 
listed in the ECA objectives), even more so where early season and late season loading is cyclical 
as is the situation at the site. 
 
These trends are evident when looking at data in a given operating season (Table 9). 
 

2024 cBOD5 TKN TAN NO3 
Early Sample 2 4.5 0.06 53.1 

Midseason Sample 1 4 2.3 0.05 40.2 
Midseason Sample 2 12 13 12 23.1 

Late Sample <2 2.1 0.5 53.9 
Table 9 Detailed operating samples, WBF effluent 2024 

 
The data in Table 9 illustrates, 
 

 Carbonaceous removal is established early, with peak effluent concentration observed in 
August.  This timing aligns with both peak occupancy (loading) and increased 
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supplementary carbon addition to support denitrification (excess cBOD5 to be removed in 
the polishing tanks provided in WBF system, Figure 16) 

 Nitrification and ammonification are established prior to midseason sampling 
 Denitrification is beginning to establish by the later midseason sample, and, 
 When the flows tail off at the end of the season the denitrification bacteria begin to die off 

and effluent NO3 concentration increases as a result. 
 

It is my opinion that the WBF system is capable of treating the site generated sewage; however, 
denitrification will likely not meet the objective due to biological and physical limitations of the 
process. 
 
3.0 SUMMARY OF SERVICING 
 
3.1 Water 
 
The site provides drinking water from three (3) on-site, non-municipal supplies.  The three (3) 
systems provide treatment in accordance with the requirements of the Procedure for Disinfection 
of Drinking Water in Ontario. The three (3) WTS are regulated under the HPPA and O.Reg. 
391/08, and two (2) are administered through directives issued by the PHU.  The banquet hall 
WTS will require a directive issued by the PHU. 
 
There is no current PTTW for the various, aggregate well supplies on site.  The domestic use 
exemption provided under the OWRA may apply, and the owner should reach out to the MECP 
for clarification if a PTTW is required. 
 
The water supply well records located in MECP on-line database show well pumping rates that 
match the hydraulic design of the three (3) WTS.   There is no indication of water shortages in 
previous operating years, and the historic water use data clearly demonstrates the volume of 
water used on the highest use day in the last six (6) years was lower than the expected well yield 
on any given day. 
 
The WTS in the office that supplies the majority of the site with potable water is capable of 
supporting the existing site uses, and provides room for future expansion. 
 
The water supply systems are operated in accordance with Directives issued by the MOH. 
 
Firefighting water is not provided via the water treatment systems.  There is a large surface water 
body on site which serves to provide fire water, and a reported agreement with the municipality 
to use this surface supply for the purpose of fire fighting. 
 
3.2 Wastewater 
 
Wastewater generated at the water park field washrooms and concession stand is collected by 
conventional gravity sewers and pumped to the Class IV disposal system.  The system was 
previously reviewed by BKL Engineering and found to be suitable for this use.  No significant 
changes to site use, and no significant increases in flows have been noted in recent years, and 
the opinion presented by BKL Engineering remains valid. 
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A modular WBF-based treatment system with a rated capacity (ADF) of 49.4 m3/d is provided to 
treat the influent sewage from the serviced sites, field washroom and office building. The treated 
effluent is discharged to two (2) SBT trench systems and provided with MWs to assess the impact 
of operating the WWTS on the shallow groundwater table. 
 
The system is sized to provide treatment and disposal for the ADF derived from historical flows; 
however, MDF flows do exceed the rated capacity in the ECA.  The performance of the system, 
derived from analytical results on samples of treated effluent from the WBF WWTS and the three 
(3) MWs over a five (5) year period, suggest the system is providing a suitable level of treatment 
for existing site uses through these peak loading periods. 
 
Groundwater quality monitored through the MWs did not show any adverse impact from the 
effluent disposal trenches, and the requirements under the Reasonable Use Guideline have 
routinely been met at the property limit.   
 
The WBF-based system is capable of meeting the effluent objectives in the ECA for cBOD5 and 
TSS and achieves nitrification to reduce effluent TAN concentration and loading; however, the 
seasonal nature of the site operation coupled with early and late season cyclical loading 
negatively impacts denitrification in the WWTS.  This is not unusual for seasonal systems. 
 
The existing WWTS are suitable to continue to provide treatment for the existing site uses and 
loadings, but the description in the ECA needs to be amended to reflect existing site conditions 
and number of system users. 
 
The existing WWTS are not suitable to provide additional servicing under current configuration.  
Additional site loading will require an expansion of the existing treatment processes and SBT 
disposal beds.  
 
During occasional use of the banquet hall when occupancy is expected to be high and the regular 
site areas are full it is recommended portable washrooms be provided on a temporary basis to 
supplement the existing WWTS, until additional bed capacity is provided. 
 
4.0 CONCLUSIONS AND SUMMARY 
 
The on-site communal, sanitary servicing provided at Emerald Lake is sufficient for the existing 
site user load and occupancy.   
 
The water supply system is operated and managed in accordance with the requirements of the 
regulations under the HPPA. 
 
The apparent well yield and treatment system capacity for the WTS in the office building can 
support future expansion.  
 
The Class IV wastewater system serving the field washrooms and concession stand in the water 
park area is appropriately sized for the expected loading.  There have been no reported break 
outs from the bed area.  
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The communal WBF-based treatment system servicing the seasonally occupied areas of the site 
is providing treatment to meet the existing loading; however, it is operating at the expected limit 
of its capabilities.  No additional loading is recommended for the system; however, no expansion 
is required to continue to service the existing site users. 
 
The existing ECA requires minor amendments to reflect current operating conditions and ensure 
compliance with the description of the works. 
 
5.0 LIMITATIONS 
 
The conclusions and recommendations (where offered) presented in this servicing report are 
based, in part, on the findings of reports prepared by Others, and interviews conducted with the 
proponents.  Any conclusions cannot be and are not extended to information or records which 
were not reasonably available, in Clearford’s opinion, for direct observation and review.   
 
It should be noted that Clearford is an engineering and operational organization and, therefore, 
the contents of this report should not be interpreted as providing legal advice, opinions or 
interpretations. 
 
No other warranties or representations, either expressed or implied, are made as to the 
professional services provided under the terms of the Contract, or the conclusions presented. 
 
The conditions at the proposed site were assessed, within the limitations set out above, having 
due regard for applicable Regulations and procedures as of the date of the inspection, as well as 
original design drawings and reports where available.   
 
The site history research included obtaining information from third parties and employees or 
agents of the proponents.  No attempt has been made to verify the accuracy of any information 
provided, unless specifically noted in the report. 
 
This report is for the sole use of Emerald Lake, to whom it is addressed, unless expressly stated 
otherwise in the report or contract.  Any use which any third party makes of the report, in whole 
or the part, or any reliance thereon or decisions made based on any information or conclusions 
in the report is the sole responsibility of such third party.  Clearford accepts no responsibility 
whatsoever for damages or loss of any nature or kind suffered by any such third party as a result 
of actions taken or not taken or decisions made in reliance on the report or anything set out 
therein.  
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Appendix A Site Drawings 
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Appendix B ECA No. 6567-8GBPBV 
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Appendix C PHU Directives 
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Appendix D Well Records 
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Appendix E BKL Engineering and Waterloo Biofilter  
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Jr Ontario Ministry of the Environment 

Ministere de !'Environnement 

Site Location: 

Emerald Lake Inc. 

AMENDED ENVIRONMENTAL COMPLIANCE APPROVAL 
NUMBER 6567-BGBPBV 

Issue Date: March 2, 2012 

7248 Gore Road, Rum! Route 2 
Puslinch, Ontario, NOB 2JO 

Emerald Lake Trailer Park 
7248 Gore Road, 
Township of Puslinch, County of Wellington 

You have applied under section 20.2 of Part Ill of the Environmental Pl'otectionAct, R.S.O. 1990, c. E. 19 
(Environmental Protection Act) for approval of: 

upgrading and expansion of an existing sewage treatment and subsurface disposal works with a 
Rated Capacity of 49,200 litres per day, consisting of pre-treatment facilities, recirculating 
bio-filters, de-nitrification beds and subsurface disposal systems to service an expanded and 
existing 240 units seasonally occupied (May !st to October 31st) trailer park development, 
located in Part of South Half, Lot 29, Gore Concession, in the Township of Puslinch, and an 
existing Class IV septic system with a Rated Capacity of 5,065 litres per day serving a seasonal 
water park located north of the CP Railway on the same site location, as follows: 

Proposed Works 

Pre-treatment: one (I) septic tank having a capacity of22,500 litres, located at the west 
of Green Access Road within the Emerald Lakes Park Developments as shown on 
drawing No SP-I Rev F dated Febrnary2001, prepared by B.K.L Engineering. The tank 
consists of two compatiments, together with a separate pump chamber ofZ,250 litres 
capacity for collecting effluent from the septic tank and is equipped with one (I) pump 
and an effluent discharge line to discharge into a low pressure collection system collecting 
effluent from the septic tank and trailers to discharge into the existing septic tank at the 
west of the Baseball Court 3; 

Treatment: seven (7) aerobic biofilters each having dimensions of2.44 metres diameter x 
2.44 metres high for an installed total of sixteen (I 6) biofilters, each rated for 4,500 litres 
per day to 5,000 litres per day, filled with light weight synthetic filter medium design for a 
hydraulic loading rate of2,000 litres per square metre per day complete with inlet spray 
nozzles, inflow distribution, effluent collection and ventilation system, complete with an 
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effluent dividing chamber; and 

Subsurface Disposal System: four (4) shallow buried trenches each 125 metres in length, 
laid in 300 millimetres wide by approximately 300 millimetres to 450 millimetres deep 
parallel trenches, excavated in the native soil with centre line spacing 2.5 metres, and each 
trench equipped with a centrally placed 25 millimetre diameter perforated distribution 
pipe and covered by a 300 millimetre diameter half-pipe chamber and back-filled with 
native soil, together with an automatic distribution valve on connection from the 
forcemain, to the manifolds feeding the perforated distribution laterals, complete with 
clean-out valves and pressure gauge connectors on the laterals. 

Previous Works 

"Previous Works" approved under Approval Number 5058-5VDTJN dated March 11, 2004 as 
follows: 

Pre-treatment: twelve (12) septic tanks (6- 22,500 litres, 1- 15,900 litres, 3- 11,250 
litres, 1-9000 litres and 1-4,500 litres) having a total capacity of198,150 litres, located 
within the Emerald Lakes Park Developments shown on drawing No E-98-10 ( SP-1) 
dated February 2001, revised September 2003, and October 2010, prepared by BKL 
Engineering, each tank equipped with two compmtments, nine (9) pump chambers 
collecting effluent from the septic tanks, consisting of one ( 1) pump and an effluent 
discharge line together with a low pressure collection sewer system collecting effluent 
from the septic tanks and discharging to two (2) holding tanks centrally located near the 
existing septic bed area, 

Holding Tanks: two (2) 22,500 litres capacity two-compartment tanks each tank 
equipped with one (I) submersible effluent pumps rated at 3.42 litres per second at 15.7 
metres total dynamic head, discharging to a system ofbio-filters described later, complete 
with liquid levels, timer pump controls and m1 alarm system, 

one (1) chemical (molasses carbon source) dosing system complete with supply tank, 
wash water facility and one (I) dosing pump rated at 0.8 litre per hour; 

one(!) 40,000 litres. capacity precast concrete tank complete with baffles, vents, access 
hatch and all required piping works to act as an anaerobic denitrification tank; 

one (1) 4,500 litres capacity pumping station (tank) complete with two (2) duplex 
controlled submersible sewage pumps, rated at 2.0 litres per second at 6.3 metres total 
dynamic head; 

Bio-Filters: nine (9) aerobic biofilters each having dimensions 2.44 metres diameter x 
2.44 metres high, each filter rated for 4500 litres per day to 5000 litres pet day, filled with 
light weight synthetic filter medium designed for a hydraulic loading rate of2,000 litres 
per square metre per day and for an average flow of 42,500 litres per day, complete with 
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inlet spray nozzles, inflow distribution, effluent collection and ventilation system, 
complete with an effluent dividing chamber; 

Eftluent Dosing Tank: two (2) 4,500 litres capacity tanks collecting effluent from one of 
the Bio-filters and discharging to the existing subsurface disposal system and 
re-circulating to the existing equalization/dosing tank, equipped with two (2) submersible 
pumps each rated at 3 litres per second at 13 metres total dynamic head, complete with 
one 4-way mechanical rotating valve distributing to four shallow buried trenches; 

Subsurface Disposal System: four (4) shallow buried trenches each 125 metres, laid in 
300 millimetres wide by approximately 300 millimetres to 450 millimetres deep parallel 
trenches, excavated in the native soil with centre line spacing 2.5 metres, and each trench 
equipped with a centrally placed 25 millimetre diameter perforated distribution pipe and 
covered by a 300 millimetre diameter half-pipe chamber and back-filled with native soil, 
together with an automatic distribution valve on connection from the forcemain to the 
manifolds feeding the perforated distribution laterals, complete with clean-out valves and 
pressure gauge connectors on the laterals; and 

including all other controls, electrical equipment, instrumentation, piping, valves and 
appurtenances essential for the proper operation of the aforementioned sewage Works . 

all in accordance with supporting documents listed in Schedule 'A'. 

For the purpose of this environmental compliance approval, the following definitions apply: 

"Approval " means this Environmental Compliance Approval and any Schedules to it, including 
the application and supporting documentation listed herein; 

"BOD " (also known as TBOD) means five day biochemical oxygen demand measured in an unfiltered 
S 5 

sample and includes carbonaceous and nitrogenous oxygen demand; 

''CBOD
5 

" means five day carbonaceous (nitrification inhibited) biochemical oxygen demand measured in 

an unfiltered sample; 

"Director" means a person appointed by the Minister pursuant to section 5 of the EPA for the purposes 
of Part II.I of the EPA ; 

"District Manager "means the District Manager of the Guelph District Office of the Ministry; 

"E. Coli "refers to the thermally tolerant forms of Escherichia that can survive at 44.5 degrees Celsius; 

"EPA "means the Environmental Protection Act, R.S.O 1990, c.E.19, as amended; 

"Licensed Installer " means a person who holds a licence under Article 2.12.3.1 of the Ontario Building 
Code; 
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"Minishy "means the Ontario Minist1y of the Environment; 

"Owner "means Emerald Lake Inc., and includes its successors and assignees; 

"Previous Works "means those portions of the works previously constrncted and approved; 

"Professional Engineer " means a person entitled to practise as a Professional Engineer in the 
Province of Ontario under a licence issued under the Professional Engineers Act; 

"Proposed Works " means the sewage works described in this Approval ; 

"Rated Capacity " means the Average Daily Flow for which the Works are approved to handle; 

"Substantial Completion "has the same meaning as "substantial pe1formance "in the Construction Lien 
Act; and 

"Works "means the sewage works described in this Approval and includes both Previous Works and 
Proposed Works . 

You are hereby notified that this environmental compliance approval is issued to you subject to the terms and 
conditions outlined below: 

TERMS AND CONDITIONS 

1. 

I.I 

1.2 

1.3 

1.4 

1.5 

GENERAL PROVISIONS 

The Owner shall ensure that any person authorized to carty out work on or operate any aspect of the 
Works is notified of this Approval and the conditions herein and shall take all reasonable measures to 
ensure any such person complies with the same. 

Except as otherwise provided by these Conditions, the Owner shall design, build, install, operate and 
maintain the Works in accordance with the description given in this Approval , the application for 
approval of the Works and the submitted supporting documents and plans and specifications as listed in 
this Approval . 

Where there is a conflict between a provision of any submitted document referred to in this Approval 
and the Conditions of this Approval , the Conditions in this Approval shall take precedence, and where 
there is a conflict between the listed submitted documents, the document bearing the most recent date 
shall prevail. 

Where there is a conflict between the listed submitted documents, and the application, the application 
shall take precedence unless it is clear that the purpose of the document was to amend the application. 

The requirements of this Approval are severable. If any requirement of this Approval , or the application 
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2. 

2.1 

3. 

3.1 

4. 

4.1 

4.2 

5. 

of any requirement of this Approval to any circumstance, is held invalid or unenforceable, the 
application of such requirement to other circumstances and the remainder of this Approval shall not be 
affected thereby. 

EXPIRY OF APPROVAL 

The approval issued by this Approval will cease to apply to those parts of the Works which have not been 
constructed within five (5) years of the date of this Approval . 

CHANGE OF OWNER 

The Owner shall notify the District Manager and the Director , in writing, of any of the following 
changes within thirty (30) days of the change occurring: 

( a) change of Owner ; 

(b) change of address of the Owner; 

( c) change of partners where the Owner is or at any time becomes a partnership, and a copy of the 
most recent declaration filed under the Business Names Act, R.S.O. 1990, c.Bl 7 shall be 
included in the notification to the District Manager ; and 

(d) change of name of the corporation where the Owner is or at any time becomes a corporation, and 
a copy of the most cun-ent information filed under the Corporations Information Act, R.S.O. 
1990, c. C39 shall be included in the notification to the District Manager . 

CONSTRUCTION 

The Owner shall ensure that the construction of the works is supervised by a Licensed Installer , as 
defined in the Ontario Building Code or a Professional Engineer , as defined in the Professional 
Engineers Act. 

Upon construction of the works, the Owne1' shall prepare a statement, certified by a Licensed Installer or 
a Professional Engineer , that the Works are constructed in accordance with this Approval , and upon 
request, shall make the written statement available for inspection by Ministt:v staff and staff of the local 
municipality. 

MONITORING AND RECORDING 

The Owner shall, upon commencement of operation of the Works , can-y out the following monitoring 
program: 

5.1 All samples and measurements taken for the purposes of this Approval are to be taken at a time and in a 
location characteristic of the quality and quantity of the effluent stream over the time period being 
monitored. 
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5.2 Samples shall be collected of the effluent being discharged to the subsurface disposal system from an 
effluent dosing tank at the frequency specified, in Table 1, by means of the specified sample type and 
analyzed for each parameter listed and all results recorded: 

Table 1 - Effluent Monitoring - (Effluent dischai'ged to subsurface disposal system) 

Frequency Once a month during the months of May, July, August and October 
Sample Type Grab 
Parameters CBOD, , Total Suspended Solids, Total Phosphorus, Total Ammonia Nitrogen, 

Nitrate, Nitrite, Total Kjeldahl Nitto gen, pH, Temperature and E-coli . 

5.3 Establish three (3) groundwater observation wells to monitor the shallow aquifer up-gradient of 
the disposal trenches, immediately down gradient of the disposal trenches, and at the property 
boundary in the down gradient flow path froth the disposal trenches. 

Table 2 - Groundwater Monitoring -(at down-gradient monitoring well) 

Frequency Monthly (during the months of May, July, August and October) 
Sample Type Grab 
Parameters CBOD, , Total Phosphorus, Total Kjeldahl Nitrogen, Nitrates, Nitrites, E-coli 

pH .. 

5.4 The monitoring outlined pursuant to Condition 5.3 shall be undertaken for a period of at least 
three (3) years following the start up of the Work~ . 

5.5 Prior to th~ startup of the Works , background groundwater quality must be established by 
collecting groundwater samples and having them analyzed for the parameters outlined in Table 3. 

5.6 The Owner shall measure and record the daily volume of effluent being discharged to subsurface 
disposal system. 

5.7 The methods and protocols for sampling, analysis and recording shall conform, in order of 
precedence, to the methods and protocols specified in the following: 

and 

(a) the Ministry's Procedure F-10-1, "Procedures for Sampling and Analysis Requirements for 
Municipal and Private Sewage Treatment Works (Liquid Waste Streams Only), as amended from 
time to time by more recently published editions; 

(b) the Ministry's publication "Protocol for the Sampling and Analysis ofindustriaVMunicipal 
Wastewater" (January 1999), ISBN 0-7778-1880-9, as amended from time to time by more 
recently published editions; and 

(c) the publication "Standard Methods for the Examination ofWater and Wastewater" (20th edition), 
as amended from time to time by more recently published editions. 
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5.8 The Owner shall retain for a minimum of three (3) years from the date of their creation, all records and 
information related to or resulting from the monitoring activities required by this Approval . 

5.9 Following completion of one (1) year of operation of the sewage works, if the quality of effluent 
to the subsurface disposal system satisfies the objectives stipulated in Condition 6, and 
demonstrates consistently to attenuate nitrates to the levels claimed, as evidenced by the results of 
the monitoring program required by this condition, the District Manager may reduce the number 
of parameters and the required frequency of sampling. 

6. EFFLUENT OBJECTIVES 

6.1 The Owner shall use best efforts to design, constrnct and operate the Works with the objective that the 
concentrations of the materials named below as effluent parameters are not exceeded in the effluent 
being discharged to the subsurface disposal system. 

Table 3 - Effluent Objectives 

Effluent Parameter Concentration Objective 
(milligrams per litre unless otherwise indicatecj) 

CBOD, 10.0 

Total Suspended Solids 10.0 

Nitrate Nitrogen 5.0 

6.2 The Owner shall include in all reports submitted in accordance with Condition 8 a summary of the 
efforts made and results achieved under this Condition. 

7. OPERATIONS AND MAINTENANCE 

7.1 The Owner shall prepare an operations manual within six (6) months of the introduction of sewage to 
the Works , that includes, but not necessarily limited to, the following information: 

( a) operating procedures for routine operation of the Works ; and 

(b) inspection programs, including frequency of inspection, for the Works and the methods or tests 
employed to detect when maintenance is necessary. 

7.2 The Owner shall maintain the operations manual current and retain a copy at the location of the Works 
for the operational life of the Works . Upon request, the Owner shall make the manual available to 
Minishy staff. 

7.3 The Owner shall prepare and make available for inspection by Ministry staff, a maintenance agreement 
with the manufacturer of the treatment process/technology and a complete set of"as constructed" 
drawings within one (1) year of Substantial Completion of the Works . The maintenance agreement and 
drawings must be retained at the site and kept current. 
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7.4 The Owner shall ensure that adequate steps are taken to ensure that the area of the Works are 
protected from all forms of vehicle traffic and are not used for any purpose other than sewage 
disposal. 

7.5 In the event a break-out is observed from the bed, the Owner shall do the following: 

(a) sewage discharge to that subsurface disposal system shall be discontinued; 

(b) incident immediately reported verbally to the Spills Action Centre (SAC) at ( 416) 
325-3000 or 1-800-268-6060; 

(c) followed by a written report to the District Manager within one (1) week of the 
break-out; 

( d) <luting the time remedial actions are taking place the sewage generated at the site shall not 
be allowed to discharge to a surface water body or to the environment; and 

(e) sewage generated at the site shall be safely collected and disposed of through a licensed 
waste hauler to an approved sewage disposal site, 

7.6 In the event the treatment process/technology experiences operational problems during its service 
life, the Owner shall do the following: 

( a) sewage discharge to the subsurface disposal system shall be discontinued; 

(b) incident immediately reported verbally to the District Manager,. followed by a written 
report within one (1) week; 

(c) during the time remedial actions are taking place the sewage generated at the site shall not 
be allowed to discharge to a surface water body or to the environment; and 

(d) sewage generated at the site shall be safely collected and disposed of through a licensed 
waste hauler to an approved sewage disposal site. 

8. REPORTING 

8.1 One (1) week prior to the start up of the operation of the Works , the Owner shall notify the District 
Manager (in writing) of the pending start up date. 

8.2 The Owner shall prepare, and submit upon request, a performance report, on an annual basis, within 
ninety (90) days following the end of the period being reported upon. The first such report shall cover 
the first annual period following the commencement of operation of the Works and subsequent reports 
shall be submitted to cover successive annual periods following thereafter. The reports shall contain, but 
shall not be limited to, the following information: 
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(a) a summary and interp!'etation of all monitoring data and a comparison lo the effluent objectives 
outlined in Condition 6, including an overview of the success and adequacy of the Works ; 

(b) a tabulation of the daily volumes of effluent disposed through the subsurface disposal system 
during the reporting period; 

( c) a summary of all maintenance carried out on any major structure, equipment, apparatus, 
mechanism or thing forming part of the Works ; and 

( d) a description of any operating problems encountered and conective actions taken. 

Page 9 - NUMBER 6567-SGBPBV 



Schedule 'A' fonns part of this Approval and contains a list of supporting documentation/ info1mation received, 
reviewed and relied upon in the issuance of this Approval . 

SCHEDULE 'A' 

I. Application for Approval of Sewage Works submitted by Philip M. Keightley, M.Sc., P.Eng., B.K.L 
Engineering., and sigued by Drago Hasnas, Owner/Manager, Emerald Lake Inc., dated January 26, 2011; 
and all supporting documentation and information; and 

2. Approval Number 5058-SVDTJN, issued on March 11, 2004. 
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The reasons for the imposition of these terms and conditions are as follows: 

1. Condition 1 is imposed to ensure that the Works are built and operated in the mam1er in which they were 
described for review and upon which approval was granted. This condition is also included to emphasize 
the precedence of Conditions in this Approval and the practice that the Approval is based on the most 
current document, if several conflicting documents are submitted for review. The condition also advises 
the owners their responsibility to notify any person they authorized to carry out work pursuant to this 
Approval the existence of this Approval . 

2. Condition 2 is included to ensure that the Works are constructed in a timely manner so that standards 
applicable at the time of Approval of the Works are still applicable at the time of construction, to ensure 
the ongoing protection of the enviromnent. 

3. Condition 3 is included to ensure that the Ministry records are kept accurate and current witl1 respect to 
approved Works and to ensure that subsequent owners offue Works are made aware of this Approval and 
continue to operate the Works in compliance with it. 

4. Condition 4 is included to ensure that the Works are constructed, and may be operated and maintained 
such that the environment is protected and deterioration, loss, injury or damage to any person or property 
is prevented. 

5. Condition 5 is included to enable the Owner to evaluate and demonstrate the performance of the Works , 
on a continual basis, so that the Works are properly operated and maintained at a level which ls 
consistent.with the design objectives specified in this Approval and that the Works does not cause any 
impairment to the enviromnent. 

6. Condition 6 is imposed to establish non-enforceable effluent quality objectives which the Owner is 
obligated to use best efforts to strive towards on an ongoing basis. These objectives are to be used as a 
mechanism to trigger corrective action proactively and voluntarily before environmental impairment 
occurs, 

7. Condition 7 is included to require that the Works be properly operated, maintained, and equipped such 
that the enviromnent is protected. As well, the inclusion of an operations manual, maintenance 
agreement with the manufacturer for the treatment process/technology and a complete set of "as 
constructed" drawings governing all significant areas of operation, maintenance and repair is prepared, 
implemented and kept up-to-date by the owner and made available to the Minislly . Such a information is 
an integral part of the operation of the Works . Its compilation mid use should assist the Owner in staff 
training, in proper plant operation and in identifying and planning for contingencies during possible 
abnormal conditions. The manual will also act as a benclnnark for Ministry staff when reviewing the 
Owner's operation of the Works. 

8. Cortdition 8 is .included to provide a perf01mance record for future references, to ensure that the Minishy 
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is made aware of problems as they arise, and to provide a compliance record for all the tenns and 
conditions outlined in this Approval , so that the Ministry can work with the Owner in resolving any 
problems in a timely manner. 

Upon issuance of the environmental compliance approval, I hereby revoke Approval No(s), 
5058-SVDTJN issued on March 11, 2004. 

In accordance with Section 139 of the Environmental Protection Act, you may by written Notice served upon 
me and the Environmental Review Tribunal within 15 days after receipt of this Notice, require a hearing by the 
Tribtmal. Section 142 of the Environmental Protection Act provides that the Notice requiring the hearing shall 
state: 

1. The portions of the environmental compliance approval or each term or condition in the environmental compliance approval in 
respect of which the hearing is required, and; 

2. The grounds on which you intend to rely at the heal'ing in relation to each portion appealed 

Pursuant to subsection 139(3) of the Environmental Protection Act, a hearing may not be required with respect 
to any terms and conditions in this environmental compliance approval, if the terms and conditions are 
substantially the same as those contained in an approval that is amended or revoked by this environmental 
compliance approval. 

The Notice should also include: 

3. The name of the appellan~ 
4. The address of the appellant; 
5. The environmental compliance approval numbei; 
6. The date of the environmental compliance approvat 
7. The name of the Director, and; 
8. The municipality or municipalities within which the project is to be engaged in 

And the Notice should be signed and dated by the appellant. 

This Notice m.ust be served upon: 

The Se_cretary* 
Environmental Review Tribunal 
655 Bay Street, Suite 1500 
Toronto, Ontario 
MSG !ES 

AND 

The Director appointed for the purposes of 
Pait II. l of the Environmental Protection Act 
Ministry of the Environment 
2 St. Clair Avenue West, Floor 12A 
Toronto, Ontario 
M4V 1L5 

* Further information on the Environmental Review Trlbunafs requirements for an appeal can be obtained directly from the 
Tribunal at: Tel: (416) 212-6349, Fax: (416) 314-4506 or www.ert.gov.on.ca 

The above noted activity is approved unders.20.3 of Part JI.] of the Environmental Proter;:tionAct. 

DATED AT TORONTO this 2nd day of March, 2012 

Page 12 - NUMBER 6567-8GBPBV 



AA/ 
c: 

THIS APPROVAL WAS iViAU.ffil> 

ON[)') &<Y) /c.A J p7{!) rA. 
/c:... 

District Manager, MOE Guelph District Office / 
Philip M. Keightley P.Eng., BKL Engineering " 

Mansoor Mahmood, P.Eng. 
Director 
appointed for the purposes of Pait II.I of the 
Environmental Protection Act 
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Ministry of the Environment and Climate Change
Ministère de l’Environnement et de l’Action en matière de changement climatique

PERMIT TO TAKE WATER
Surface Water

NUMBER  1115-9WHQ5M

Reference Number  6880-9SSR3N

Pursuant to Section 34.1 of the Ontario Water Resources Act, R.S.O. 1990 this Permit To Take
Water is hereby issued to:

Emerald Lake Inc.
7248 Gore Rd. R.R.#2
Puslinch, ON       N0B 2J0

For the water
taking from:

Emerald Lake

Located at: 7248 Gore Rd Lot 29 Concession Gore
Puslinch, County of Wellington

For the purposes of this Permit, and the terms and conditions specified below, the following definitions
apply:

DEFINITIONS

(a) "Director" means any person appointed in writing as a Director pursuant to section 5 of the OWRA for the
purposes of section 34.1, OWRA.

(b) “Provincial Officer” means any person designated in writing by the Minister as a Provincial Officer
pursuant to section 5 of the OWRA.

(c) "Ministry" means Ontario Ministry of the Environment and Climate Change.

(d) "District Office" means the Guelph District Office.

(e) "Permit" means this Permit to Take Water No. 1115-9WHQ5M including its Schedules, if any, issued in
accordance with Section 34.1 of the OWRA.

(f) "Permit Holder" means Emerald Lake Inc..

(g) "OWRA " means the Ontario Water Resources Act, R.S.O. 1990, c. O. 40, as amended.

You are hereby notified that this Permit is issued subject to the terms and conditions outlined below:

TERMS AND CONDITIONS

1. Compliance with Permit
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1.1 Except where modified by this Permit, the water taking shall be in accordance with the application for
this Permit To Take Water, dated January 12, 2015 and signed by Drago Hasnas, and all Schedules included in
this Permit.

1.2 The Permit Holder shall ensure that any person authorized by the Permit Holder to take water under this
Permit is provided with a copy of this Permit and shall take all reasonable measures to ensure that any such
person complies with the conditions of this Permit.

1.3 Any person authorized by the Permit Holder to take water under this Permit shall comply with the
conditions of this Permit.

1.4 This Permit is not transferable to another person.

1.5 This Permit provides the Permit Holder with permission to take water in accordance with the conditions
of this Permit, up to the date of the expiry of this Permit.  This Permit does not constitute a legal right,
vested or otherwise, to a water allocation, and the issuance of this Permit does not guarantee that, upon its
expiry, it will be renewed.

1.6 The Permit Holder shall keep this Permit available at all times at or near the site of the taking, and shall
produce this Permit immediately for inspection by a Provincial Officer upon his or her request.

1.7 The Permit Holder shall report any changes of address to the Director within thirty days of any such
change.  The Permit Holder shall report any change of ownership of the property for which this Permit is
issued within thirty days of any such change. A change in ownership in the property shall cause this Permit to
be cancelled.

2. General Conditions and Interpretation

2.1 Inspections
The Permit Holder must forthwith, upon presentation of credentials, permit a Provincial Officer to carry out
any and all inspections authorized by the OWRA, the Environmental Protection Act, R.S.O. 1990,  the
Pesticides Act, R.S.O. 1990, or the Safe Drinking Water Act, S. O. 2002.

2.2 Other Approvals
The issuance of, and compliance with this Permit, does not:

(a)  relieve the Permit Holder or any other person from any obligation to comply with any other applicable
legal requirements, including the provisions of the Ontario Water Resources Act, and the Environmental
Protection Act, and any regulations made thereunder; or

(b) limit in any way any authority of the Ministry, a Director, or a Provincial Officer, including the authority
to require certain steps be taken or to require the Permit Holder to furnish any further information related to
this Permit.

2.3 Information
The receipt of any information by the Ministry, the failure of the Ministry to take any action or require any
person to take any action in relation to the information, or the failure of a Provincial Officer to prosecute
any person in relation to the information, shall not be construed as:
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(a) an approval, waiver or justification by the Ministry of any act or omission of any person that contravenes
this Permit or other legal requirement; or

(b) acceptance by the Ministry of the information's completeness or accuracy.

2.4 Rights of Action
The issuance of, and compliance with this Permit shall not be construed as precluding or limiting any legal
claims or rights of action that any person, including the Crown in right of Ontario or any agency thereof, has
or may have against the Permit Holder, its officers, employees, agents, and contractors.

2.5 Severability
The requirements of this Permit are severable.  If any requirements of this Permit, or the application of any
requirements of this Permit to any circumstance, is held invalid or unenforceable, the application of such
requirements to other circumstances and the remainder of this Permit shall not be affected thereby.

2.6 Conflicts
Where there is a conflict between a provision of any submitted document referred to in this Permit,
including its Schedules, and the conditions of this Permit, the conditions in this Permit shall take
precedence.

3. Water Takings Authorized by This Permit

3.1 Expiry
This Permit expires on September 30, 2025.  No water shall be taken under authority of this Permit after the
expiry date.

3.2 Amounts of Taking Permitted
The Permit Holder shall only take water from the source, during the periods and at the rates and amounts of
taking specified in Table A. Water takings are authorized only for the purposes specified in Table A.

Table A

Source Name
/ Description:

Source:
Type:

Taking
Specific
Purpose:

Taking
Major

Category:

Max.
Taken per

Minute
(litres):

Max. Num.
of Hrs
Taken

per Day:

Max. Taken
per Day
(litres):

Max. Num.
of Days

Taken per
Year:

Zone/
 Easting/
Northing:

1 Emerald Lake Pond

Dugout

Other -
Recreational

Recreational 2,500 10 1,000,000 155 17
570340

4807316

  Total
Taking:

1,000,000  

3.3 Water taking under the authorization of this Permit shall only occur between May 1 and October 31 of
each year from the date of issue to September 30, 2025.
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3.4 Prior to taking of water under this Permit, the Permit Holder shall ensure that any and all applicable
permits or authorizations are obtained from Federal and Provincial Agencies having legislative mandates in
water resources management.

4. Monitoring

4.1 Under section 9 of O. Reg. 387/04, and as authorized by subsection 34(6) of the Ontario Water
Resources Act, the Permit Holder shall, on each day water is taken under the authorization of this Permit,
record the date, the volume of water taken on that date and the rate at which it was taken.  The daily volume of
water taken shall be measured by a flow meter or calculated in accordance with the method described in the
application for this Permit, or as otherwise accepted by the Director. The Permit Holder shall keep all
records required by this condition current and available at or near the site of the taking and shall produce the
records immediately for inspection by a Provincial Officer upon his or her request.  The Permit Holder,
unless otherwise required by the Director, shall submit, on or before March 31st in every year, the records
required by this condition to the ministry’s Water Taking Reporting System.

5. Impacts of the Water Taking

5.1 Notification
The Permit Holder shall immediately notify the local District Office of any complaint arising from the
taking of water authorized under this Permit and shall report any action which has been taken or is proposed
with regard to such complaint.  The Permit Holder shall immediately notify the local District Office if the
taking of water is observed to have any significant impact on the surrounding waters. After hours, calls shall
be directed to the Ministry's Spills Action Centre at 1-800-268-6060.

5.2 For Surface-Water Takings
The taking of water (including the taking of water into storage and the subsequent or
simultaneous withdrawal from storage) shall be carried out in such a manner that
streamflow is not stopped and is not reduced to a rate that will cause interference with
downstream uses of water or with the natural functions of the stream.

5.3 The quality of water returned to the water body shall be substantially the same as the quality of water
withdrawn.

6. Director May Amend Permit

The Director may amend this Permit by letter requiring the Permit Holder to suspend or reduce the taking to
an amount or threshold specified by the Director in the letter.  The suspension or reduction in taking shall be
effective immediately and may be revoked at any time upon notification by the Director.  This condition does
not affect your right to appeal the suspension or reduction in taking to the Environmental Review Tribunal
under the Ontario Water Resources Act, Section 100 (4).

The reasons for the imposition of these terms and conditions are as follows:

1. Condition 1 is included to ensure that the conditions in this Permit are complied with and can be enforced.

2. Condition 2 is included to clarify the legal interpretation of aspects of this Permit.

3. Conditions 3 through 6 are included to protect the quality of the natural environment so as to safeguard the
ecosystem and human health and foster efficient use and conservation of waters.  These conditions allow for
the beneficial use of waters while ensuring the fair sharing, conservation and sustainable use of the waters of

CONTENT COPY OF ORIGINAL



Ontario.  The conditions also specify the water takings that are authorized by this Permit and the scope of this
Permit.

In accordance with Section 100 of the Ontario Water Resources Act, R.S.O. 1990, you may by written
Notice served upon me and the Environmental Review Tribunal within 15 days after receipt of this
Notice, require a hearing by the Tribunal.  Section 101 of the Ontario Water Resources Act, R.S.O. 1990,
as amended, provides that the Notice requiring the hearing shall state:
1. The portions of the Permit or each term or condition in the Permit in respect of which the hearing is
required, and;
2. The grounds on which you intend to rely at the hearing in relation to each portion appealed.

In addition to these legal requirements, the Notice should also include:
3. The name of the appellant;
4. The address of the appellant;
5. The Permit to Take Water number;
6. The date of the Permit to Take Water;
7. The name of the Director;
8. The municipality within which the works are located;

This notice must be served upon:

The Secretary
Environmental Review Tribunal

655 Bay Street, 15th Floor
Toronto ON
M5G 1E5
Fax: (416) 314-4506
Email:
ERTTribunalsecretary@ontario.ca

AND
The Director, Section 34.1, Ministry of
the Environment and Climate Change
12th Floor
119 King St W
Hamilton ON  L8P 4Y7
Fax: (905) 521-7820

Further information on the Environmental Review Tribunal’s requirements for an appeal can be obtained directly
from the Tribunal:

by telephone at (416) 314-4600      by fax at (416) 314-4506  by e-mail at www.ert.gov.on.ca

Dated at Hamilton this 14th day of May, 2015.

Belinda Koblik
Director, Section 34.1
Ontario Water Resources Act, R.S.O. 1990

Schedule A

This Schedule “A” forms part of Permit To Take Water 1115-9WHQ5M, dated May 14, 2015.
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Ruth Snow | SnowCorp Accounting

From: Drago Hasnas <drago@emeraldlake.ca>
Sent: July 30, 2025 12:20 PM
To: Ruth Snow | SnowCorp Accounting
Subject: Fwd: Re: Waterloo Biofilter
Attachments: Emerald Lake Schematic (April 25, 2016).pdf; 0152-8DPP7K-14.pdf

---------- Forwarded message ---------- 
From: Brady Straw <Brady@waterloo-biofilter.com> 
Date: Jul 30, 2025 at 10:54 AM -0400 
To: drago@emeraldlake.ca <drago@emeraldlake.ca> 
Subject: Re: Waterloo Biofilter 
 
 

Hi Drago, 
 
I think this email train along with the attached schematic has everything you are looking for. 
 
The nine (9) nitrifying PE tanks can treat a maximum of 45,000 L/day. We then suggested to send a 
maximum of 35,000 L/day to the denitrifying PE tanks to help with denitrification. The  polishing PE 
tanks then receive all the sewage for removal of BOD added during denitrification.  
 
Regards, 
  
Brady Straw, B.Sc. 
Head of Engineering 
__________________________________________ 

 

 
Waterloo Biofilter Systems Inc. 

65 Massey Road, Suite C 
Guelph ON N1H 7M6 

Office: 519-856-0757 x180 
Mobile: 519-546-6693 
www.waterloo-biofilter.com 
Is Yours a Waterloo? 
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Connect with us: 

 
Notice: 
This electronic transmission and any accompanying attachments are provided for convenience only, and should be considered 
privileged and confidential. Waterloo Biofilter Systems Inc. assumes no liability or responsibility for the data supplied in this 
transmission, and the accuracy and completeness of data herein is the full responsibility of the user. Furthermore, the content 
in this electronic mail is only intended for the recipient(s) named above, and may not be copied, distributed, or disseminated. 
Please notify the sender immediately if you have received this message in error, and delete the message and its contents from 
your computer. 
 
 

 
From: Brady Straw <Brady@waterloo-biofilter.com> 
Sent: Friday, August 4, 2017 12:32 PM 
To: drago@emeraldlake.ca <drago@emeraldlake.ca> 
Subject: RE: Waterloo Biofilter 
 
Hi Drago, 
I would start off using approximately 1 L of chemical for every 2,000 L of sewage and then you can 
adjust it moving forward. Have the chemical dose a little bit every time you dose sewage to the three (3) 
denitrifying PE tanks. 
Regards, 
Brady Straw, B.Sc. 
Head of Engineering 
_______________________________________ 
Waterloo Biofilter Systems Inc. 
143 Dennis Street 
PO Box 400 
Rockwood ON N0B 2K0 
Tel: 519-856-0757 x 180 
Fax: 519-856-0759 
www.waterloo-biofilter.com 
Is Yours a Waterloo? 
Notice: 
This electronic transmission and any accompanying attachments are provided for convenience only, and should be considered 
privileged and confidential. Waterloo Biofilter Systems Inc. assumes no liability or responsibility for the data supplied in this 
transmission, and the accuracy and completeness of data herein is the full responsibility of the user. Furthermore, the content 
in this electronic mail is only intended for the recipient(s) named above, and may not be copied, distributed, or disseminated. 
Please notify the sender immediately if you have received this message in error, and delete the message and its contents from 
your computer. 

From: Brady Straw 
Sent: May-15-17 2:22 PM 
To: 'drago@emeraldlake.ca' <drago@emeraldlake.ca> 
Subject: FW: Waterloo Biofilter 
Hi Drago, 
Attached again are the specifications on the carbon we use. 
Regards, 
Brady Straw, B.Sc. 
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Head of Engineering 
_______________________________________ 
Waterloo Biofilter Systems Inc. 
143 Dennis Street 
PO Box 400 
Rockwood ON N0B 2K0 
Tel: 519-856-0757 x 180 
Fax: 519-856-0759 
www.waterloo-biofilter.com 
Is Yours a Waterloo? 
Notice: 
This electronic transmission and any accompanying attachments are provided for convenience only, and should be considered 
privileged and confidential. Waterloo Biofilter Systems Inc. assumes no liability or responsibility for the data supplied in this 
transmission, and the accuracy and completeness of data herein is the full responsibility of the user. Furthermore, the content 
in this electronic mail is only intended for the recipient(s) named above, and may not be copied, distributed, or disseminated. 
Please notify the sender immediately if you have received this message in error, and delete the message and its contents from 
your computer. 

From: Brady Straw 
Sent: April-26-16 1:36 PM 
To: emeraldlake@bellnet.ca 
Cc: Greg Corman <Greg@waterloo-biofilter.com>; Glenn Pembleton <Glenn@waterloo-biofilter.com>; Dan Brownlee 
<Dan@waterloo-biofilter.com>; Chris James <cjames@waterloo-biofilter.com> 
Subject: RE: Waterloo Biofilter 
Hi Drago, 
Attached is an updated schematic based on our conversation. 
The cost for the sim/tech inline filter, two (2) 230 V submersible effluent pumps with 2” fittings, and alternating 
duplex timer control panel is $2400 (plus HST). You already have the pumps, fittings, and control panel and we will get 
you the inline filter as soon as it comes in. 
Based on our conversation yesterday I think it makes the most sense to top up the foam in the original tanks evenly. 
This means sending slightly more foam than I had originally budgeted and the cost is $10,615 (plus HST) versus the 
original budget I gave of $9838. This includes thirty-six (36) bags of foam with four (4) bags to be installed in each of 
the nine (9) original PE tanks. We are then going to send an additional six (6) bags for you to store inside and install in 
the six (6) new tanks midway through the summer after the foam has settled. We are then also sending twenty-four 
(24) bags of our black reticulated foam with four (4) bags to be installed in each of the three (3) denitrifying PE tanks 
and three (3) polishing PE tanks. 
To try and get an estimate on the volume of molasses to use we need the COD concentration of the product you are 
using. However you could consider using the MicroC 2000 carbon source that we have been using at other sites. The 
MicroC 2000 has a very high COD concentration and likely requires significantly less volume than using molasses. 
Based on your average flow rates we estimate that you would need about two (2) 1000 L totes over the operating 
season. Each tote is $2200. You could likely use your existing metering pump setup. 
We are hoping to deliver the foam early Thursday morning and we will have someone there to help you put it in the 
tanks. Dan will be in touch regarding the timing of the foam delivery on Thursday. 
Regards, 
Brady Straw, B.Sc. 
Head of Engineering 
_______________________________________ 
Waterloo Biofilter Systems Inc. 
143 Dennis Street 
PO Box 400 
Rockwood ON N0B 2K0 
Tel: 519-856-0757 x 180 
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Fax: 519-856-0759 
www.waterloo-biofilter.com 
Is Yours a Waterloo? 
Notice: 
This electronic transmission and any accompanying attachments are provided for convenience only, and should be considered privileged and 
confidential. Waterloo Biofilter Systems Inc. assumes no liability or responsibility for the data supplied in this transmission, and the accuracy and 
completeness of data herein is the full responsibility of the user. Furthermore, the content in this electronic mail is only intended for the 
recipient(s) named above, and may not be copied, distributed, or disseminated. Please notify the sender immediately if you have received this 
message in error, and delete the message and its contents from your computer. 
From: Brady Straw 
Sent: April-22-16 2:38 PM 
To: 'emeraldlake@bellnet.ca' <emeraldlake@bellnet.ca> 
Cc: Greg Corman <Greg@waterloo-biofilter.com>; Glenn Pembleton <Glenn@waterloo-biofilter.com>; Dan Brownlee 
<Dan@waterloo-biofilter.com> 
Subject: RE: Waterloo Biofilter 
Hi Drago, 
Attached is a schematic to go along with the description from the email below. 
The cost to top of five of the denitrification/polishing tanks with our regular foam and all six of them with a top 6-8” 
layer of our reticulated foam is $9838 delivered to site (plus HST). This is a reduced price compared with what we 
would normally sell this foam for. We have both of these foams in stock. 
The cost for the sim/tech inline filter and 230 V simplex timer control panel is $1000 (plus HST). Unfortunately we just 
shipped our last of both these products (what are the chances) and are awaiting new deliveries. 
Regards, 
Brady Straw, B.Sc. 
Head of Engineering 
_______________________________________ 
Waterloo Biofilter Systems Inc. 
143 Dennis Street 
PO Box 400 
Rockwood ON N0B 2K0 
Tel: 519-856-0757 x 180 
Fax: 519-856-0759 
www.waterloo-biofilter.com 
Is Yours a Waterloo? 
Notice: 
This electronic transmission and any accompanying attachments are provided for convenience only, and should be considered privileged and 
confidential. Waterloo Biofilter Systems Inc. assumes no liability or responsibility for the data supplied in this transmission, and the accuracy and 
completeness of data herein is the full responsibility of the user. Furthermore, the content in this electronic mail is only intended for the 
recipient(s) named above, and may not be copied, distributed, or disseminated. Please notify the sender immediately if you have received this 
message in error, and delete the message and its contents from your computer. 
From: Brady Straw 
Sent: April-21-16 2:44 PM 
To: 'emeraldlake@bellnet.ca' <emeraldlake@bellnet.ca> 
Cc: Greg Corman <Greg@waterloo-biofilter.com>; Glenn Pembleton <Glenn@waterloo-biofilter.com> 
Subject: Waterloo Biofilter 
Hi Drago, 
As we briefly discussed yesterday, in order to improve performance we recommend a few modifications to the 
process. 
Just adding the new PE tanks to the front end of the system along with the existing ones will not achieve further 
denitrification. The effluent will be highly nitrified but without an enhanced denitrification process following, the 
nitrate will still be elevated. The existing nine (9) PE tanks are sufficient to handle the up-front flow. 
Adding molasses to an empty tank that receives nitrified Biofilter effluent will only provide limited denitrification. 
Adding pumps to the denitrification tank and dosing a closed loop to three (3) PE tanks will provide a much higher 
level of denitrification. 
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Also, all of the flow is currently being sent through a single PE tank at the end of the train. This is way too much water 
for a single tank to treat and remove the BOD added by the molasses and denitrification tank. Dosing three (3) PE 
tanks from the 4500 L dosing tank will provide the necessary polishing. 
Below is how we recommend reworking the system to provide the optimal treatment: 

 Two (2) 22,500 L balance tanks pumping to 
 Nine (9) PE tanks 

o 50% draining by gravity to the balance tanks 
 50% draining by gravity to 40,000 L the denitrification tank 

o Molasses addition to the denitrification tank 
o Install new pump(s) operating on a timer in the denitrification tank 

 Pump a maximum of 35,000 L/day to three (3) PE tanks operating on a closed loop;  shut off air 
fans on these PE tanks and close off the vents to the outside 

 PE tanks drain by gravity back into the 40,000 L denitrification tank 
 40,000 L denitrification tank continues to overflow by gravity to 
 4500 L dosing tank pumping on a timer to 
 Three (3) PE tanks draining by gravity to 
 Disposal tank 

Let me know if you have any questions on this setup. 
Regards, 
Brady Straw, B.Sc. 
Head of Engineering 
_______________________________________ 
Waterloo Biofilter Systems Inc. 
143 Dennis Street 
PO Box 400 
Rockwood ON N0B 2K0 
Tel: 519-856-0757 x 180 
Fax: 519-856-0759 
www.waterloo-biofilter.com 
Is Yours a Waterloo? 
Notice: 
This electronic transmission and any accompanying attachments are provided for convenience only, and should be considered privileged and 
confidential. Waterloo Biofilter Systems Inc. assumes no liability or responsibility for the data supplied in this transmission, and the accuracy and 
completeness of data herein is the full responsibility of the user. Furthermore, the content in this electronic mail is only intended for the 
recipient(s) named above, and may not be copied, distributed, or disseminated. Please notify the sender immediately if you have received this 
message in error, and delete the message and its contents from your computer. 



7248 Gore Rd – D14-HAS – 1st Submission Comment Summary to Deem Complete 

Consultant Comments  
Township Building Department Please provide a scaled site plan showing 

all existing buildings and their sizes located 
on the Emerald Lake property. 

Harden Environmental We are satisfied that the application is 
complete. We will provide a technical 
review at a later date. 

Township Bylaw No comment 
Township Fire  No comments  
County Planning The County is satisfied the application can 

be deemed complete. Formal comments 
will be provided next round. Thank you! 

Source Water The property is not located within a 
wellhead protection area, issues 
contributing area, or intake protection 
zone. It does not require a Section 59 
notice under the Clean Water Act. There 
are no significant drinking water threat 
policies that apply at this time. 
 
If the site is operational during the winter, it 
is strongly recommended that the 
applicant, or person responsible for winter 
maintenance activities, develop and 
implement a salt management plan that 
uses best management practices to 
protect drinking water sources within the 
area. The plan should reference the 
location of wellhead protection areas and 
intake protection zones within proximity to 
the site. 

Township Roads No comments 
NPG Planning  - Township Planner See attached letter 
GEI – Township Engineer See attached letter 
Dougan – Township Ecologist A scoped EIS has been provided following 

approval of the TOR. Technical review of 
the EIS will be completed during the next 
round. 

GRCA  Pending  
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June 2, 2026 

 

Monika Farncombe  

7404 Wellington Road 34,  

Puslinch, Ontario 

 

Dear Monika Farncombe, 

 

RE:  NPG Comments 

7248 Gore Road  

RE: Zoning By-law Amendment Application  

 

NPG Planning Solutions Inc. (NPG) has been retained to comment on whether required 

information and materials have been provided regarding a Zoning By-law Amendment 

application for 248 Gore Road (Subject Lands). The Zoning By-law Amendment Application is 

required to bring the current operation into compliance. Per the documents submitted, no new 

construction is being proposed as part of the application.  

A pre-consultation meeting was held for the Zoning By-law Amendment Application in August of 

2025 and a list of requirements for a complete application was provided to the applicant.   

This is the first submission for a Zoning By-law Amendment Application. As part of this 

submission, NPG has reviewed the following documents:  

For the Zoning By-law Amendment Application: 

• Planning Justification Report prepared by MHBC dated May 2026 

• Scoped Environmental Impact Study prepared by Aboud dated April 24, 2026; 

• Environmental Noise and Vibration Letter prepared by SLR Consulting (Canada) Ltd 

dated February 6, 2026; 

• Covering Letter prepared by MHBC dated May 15, 2026; 

• Function Servicing Report and Appendices prepared by Clearford Waterworks Inc dated 

January 29, 2026; 
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• Nitrate Impact Letter prepared by Clearford Waterworks Inc. dated April 19, 2026 

Comments 

1. Determination of Completeness:  

a) For the Zoning By-law Application, the application should be deemed incomplete 

until the required documents outlined in section 2 of this letter have been 

provided. 

2. Additional Requirements: 

The following plans/studies are required to deem the Zoning By-law Amendment 

application complete: 

a) Our understanding is that the Zoning By-law Amendment would rezone lands 
currently zoned Natural Environment to site-specific Resort Commercial, permit 
more recreational vehicles and introduce year-round tent camping and cabin on 
the site, which are characterized by a higher density of human occupancy and 
activity. Please provide an analysis whether the proposal complies with Guideline 
#10 in Publication 853 and submit an MDS I setback analysis from livestock barns 
as necessary. 

b) Property Index Map and Parcel Registers (including all PIN Printouts and Legal 

Instruments) 

 
3. Technical Comments: 

a) The Subject Lands are within the Protected Countryside of the Greenbelt Plan. 

An application to expand a major recreational use, which include serviced 

campgrounds, shall also be accompanied by a conservation plan demonstrating 

how water, nutrient and biocide use shall be kept to a minimum, including 

through the establishment and monitoring of targets in accordance with Section 

4.1.2.3. The requested Zoning By-law Amendment application involves 

expanding the scale of the serviced travel trailer park to include cabins, tent 

camping as well as permission for up to 272 recreational vehicles. We note that a 

Nitrate Impact Letter and a Functional Servicing Report have been submitted. 

We defer to the Township’s engineer and hydrogeologist to determine if these 

reports satisfy the requirement of a “conservation plan” as outlined in the 

Greenbelt Plan. 

b) Furthermore, Section 4.2.3.4 of the Greenbelt Plan requires applications for 

development and site alteration in the Protected Countryside to be accompanied 

by a stormwater management plan. We defer to the Township’s engineer to 

determine if this has been submitted. 

c) A Schematic Site Plan was included as part of the Planning Justification Report. 

In the next submission, please submit a separate Site Plan drawing that include 
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additional information as follows:  

ii. Legal description of the Subject Lands;   

iii. A Zoning Matrix, identifying the Township Zoning By-law’s applicable 

regulations, including General Provisions;   

iv. The location of all existing and proposed buildings and structures, their 

footprints and setbacks to property lines;  

v. The location of existing and proposed private servicing systems and their 

setbacks from property lines; 

vi. Parking spaces and drive aisles; 

vii. The landscaped area, driveways and their materials should be clearly 

distinguished;  

viii. The extent of the proposed Natural Environment Zone and setback from 

nearest buildings and structures; 

ix. The Township has a Site Plan and drawing requirements checklist to aid 

in the preparation the Site Plan which can 

https://puslinch.ca/wpcontent/uploads/2020/09/Site-Plan-

andDrawing_Guidelines.pdf.  

d) The Draft Zoning By-law should include a Schedule that shows all of the 

proposed zoning amendments.  

e) We require spatial information in the form of an AutoCAD drawing or ArcGIS file 

that illustrates the property boundaries, the extent of the natural heritage features 

and the proposed zone boundaries.  

f) Please advise if the Consent application for the proposed Lot Line Adjustment 

has been submitted. 

g) More fulsome technical comments will be provided once the applications are 

deemed complete and circulated for a technical review.  

 

Sincerely, 

 ________________________________ ________  

Jeremy Tran, MCIP, RPP    
Manager, Urban Design & Development Planning 
NPG Planning Solutions Inc. 
jtran@npgsolutions.ca  
     

https://puslinch.ca/wpcontent/uploads/2020/09/Site-Plan-andDrawing_Guidelines.pdf
https://puslinch.ca/wpcontent/uploads/2020/09/Site-Plan-andDrawing_Guidelines.pdf
mailto:jtran@npgsolutions.ca


 

www.geiconsultants.com GEI Consultants Canada Ltd. 

 650 Woodlawn Road West Block C, Unit 2, Guelph ON, N1K 1B8 

 519.824.8150 

 

June 1, 2026 

GEI Project No. 2501655 – 125006-009 

VIA CLOUDPERMIT: Township of Puslinch 

Township Application No. D14-HAS 

 

Monika Farncombe 

Township of Puslinch 

7404 Wellington Road 34 

Puslinch, ON  N0B 2J0 

Re: ZBA 1st Submission 

 7248 Gore Road (Emerald Lake Trailer Park) 

 Puslinch, ON 

Dear Ms. Farncombe: 

GEI Consultants Canada Ltd. (GEI) have reviewed first submission documents for Zoning By-Law 

Amendment and Consent (lot line adjustment) applications received on May 19, 2026, in support of 

existing uses on the subject lands located at 7248 Gore Road in the Township of Puslinch. 

It is our understanding that there is no proposed development. The applicant is requesting an 

amendment to accommodate 272 sites for recreational vehicles, cabins and tents. The original 

agreement only allows up to 200 trailers, but following an inspection by the Ministry of Environment, 

upgrades to the septic system were previously completed to allow more trailers. 

A pre-consultation meeting was held on August 21, 2025. 

1. Documents Received 

All plans and studies required from an engineering perspective have been submitted. 

The following documents were received as part of this submission and will be reviewed by GEI at a later 

date: 

⚫ Cover Letter, prepared by MHBC Planning, dated May 15, 2026. 

⚫ Functional Servicing Report, prepared by Clearford Waterworks, dated January 29, 2026. 

⚫ Functional Servicing Report Appendices, including: 

o Dwg. No A1 – Site Plan (Rev. 3), prepared by Millington & Associates, dated September 

24, 2025. 

http://www.geiconsultants.com/


ZBA 1st Submission 2 
7248 Gore Road (Emerald Lake Trailer Park) 
Puslinch, ON 
June 1, 2026 

GEI Consultants Canada Ltd. 

o Dwg. No A2 – Water Shutoffs Valves & Septic Systems (Rev. 3), prepared by Millington & 

Associates, dated September 24, 2025. 

o As-Built Site Plan, prepared by MIG Engineering, dated January 2023. 

o As-Built Site Plan, prepared by BKL Engineering, dated May 2011. 

The following documents were received as part of this submission and will be reviewed by Township staff 

and other consultants at a later date: 

⚫ Environmental Noise and Vibration Letter, prepared by SLR Consulting, dated February 6, 2026. 

⚫ Nitrate Impact Letter, prepared by Clearford Waterworks, dated April 19, 2026. 

⚫ Scoped Environmental Impact Study, prepared by Aboud & Associates, dated April 24, 2026. 

⚫ Planning Justification Report, prepared by MHBC Planning, dated May 2026. 

2. Additional Documents Required 

All plans and studies required from an engineering perspective have been submitted and additional 

documents are not required. We are in support of this application being deemed complete at this time. 

Technical review of the submitted documents will be completed at a later date. 

If you have any questions or require additional information, please do not hesitate to contact us. 

Sincerely, 

GEI Consultants Canada Ltd. 

Andrea Reed, P.Eng. 

Senior Project Engineer 
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