
 
 
 
 
 
 

AGENDA 
AUGUSTA TOWNSHIP 

SPECIAL COW MEETING 
September 16, 2020 @ 6:45 P.M.  

 
 

A.  Call to Order  
  

B. Approval of Agenda 
 

C. Disclosure of Interest and Nature Thereof 
 

D. Delegations 
 

Reports 
 

E. Report 2020 – 096 – Planner’s Report 
 

F. By-laws 
 
3491-2020 – ZBLA 

 
G. Questions for the Public 

 
H. Questions for the Press 

 

I.  By-law to Confirm Proceedings of Council 
 

J. Adjournment  
 



 

REPORT    2020-096 

REPORT TO COUNCIL  September 14, 2020 

RE:       Planner's Report 

PREPARED BY   Myron Belej, Township Planner 

 

RECOMMENDATION: 
 
THAT the Planner's Report of September 14, 2020 be received for action in 

accordance with the individual resolutions. 

 
REPORT: 

 
This report covers three topics: 

 
1. Severance Application (Lot Creation): B-74-19 (Molson) 
2. Zoning By-Law Amendment ZBLA Application (Rezoning): 1898 Merwin Lane (Family 

Entertainment Resorts Retreat Inc.) 
3. Site Plan Control Application: 1282 County Road 2 (Turcotte/Bud the Spud) 

 

 

1. Severance Application (Lot Creation): B-74-19 (Molson) 
 
The Township of Augusta has received a severance application for rural lands 

municipally known as 6372 Sixth Concession Road (Attachment 1). The applicant 

wishes to create one new lot to enable the construction of a new home.  

 

    
 

This application has been reviewed by, and received favourable comments from, the 

Township’s Agriculture and Rural Affairs Committee on September 9, 2020. Committee 

members requested that provision for road widening and/or confirmation of adequate 

road allowance be added as a condition. The Committee also requested, because of 



 

potentially confusing handwritten notes in the application indicating “creation of new lot x 

2” and “2 new rural lots”, as shown below, that the Township’s support for the 

application should expressly state that the creation of only one (1) new severed lot, as 

depicted in picture form in the application, is being supported. The United Counties’ 

Consent Granting Authority has confirmed that only one (1) new severed lot is being 

applied for. 

 

‘  

 

The retained lands are over one kilometre in depth, and while Provincially Significant 

Wetlands are within approximately 107 metres of the edge of the northern portion of the 

retained lands, as shown below, consultation with reviewing agencies has confirmed 

that the Provincially Significant Wetlands, at approximately 595 metres away from the 

proposed severed lands, pose no issue to the severance proceeding.  

 

 
 

Calculations of Provincial Minimum Distance of Separation (MDS) Guidelines for this 

property require that a setback of at least 81 metres of separation distance between a 

future dwelling and the horse shelter on the adjacent lands to the east be provided, as 

shown for illustrative purposes below. 

 



 

 
 

This severance application aligns with goals and provisions for rural lands in the 

Provincial Policy Statement (2020), the United Counties of Leeds and Grenville Official 

Plan, the Augusta Official Plan and the Augusta Zoning By-law. As such, the Planner 

recommends that Augusta Council support its approval by the United Counties of Leeds 

and Grenville.  

 

RECOMMENDATION: 

 

THAT Augusta Council recommend to the Land Division Committee of Leeds and 

Grenville that consent application B-74-19 for the creation of one (1) new lot be 

approved subject to the following conditions: 

1. The balance of any outstanding taxes, including penalties and interests, (and 

any local improvement charges, if applicable) shall be paid to Augusta 

Township. 

2. An acceptable reference plan, survey, or legal description of the severed lands 

and the deed or instrument conveying the severed lands shall be submitted to 

Augusta Township. 

3. That the road allowance of Sixth Concession Road be widened as required to 

10 metres from the centreline of the road, and that a Transfer/Deed conveying 

the said land to Augusta Township be prepared and executed in consideration 

of the payment of $ 1.00. 

4. The severed lot area must be at least 2.0 acres to meet the Rural Zoning 

standard. 

5. Applicant to submit a cash-in-lieu of parkland levy of $500 to the Township. 

6. A minimum setback of 81 metres for a future dwelling from the horse shelter 

located on the adjacent property to the east is required in order to satisfy the 

Provincial MDS (Minimum Distance of Separation) Guidelines. 

7. Applicant to demonstrate that sufficient quantity/quality of water is available for 

the severed parcel. 

8. Pre-consultation is required with Augusta Public Works to ensure that a new 

driveway is suitably located relative to existing driveways in the vicinity. 

9. That favourable comments are received from circulated commenting agencies. 

 



 

2. Zoning By-Law Amendment ZBLA Application (Rezoning): 1898 Merwin Lane 
(Family Entertainment Resorts Retreat Inc.) 

 
Introduction 

 
Augusta Council approved By-Law 3449-2020 on December 2, 2019 to enable the 
development of the Aqua World Resort at 1898 Merwin Lane. The amending application, 
supplemented by the accompanying planning report (Attachment 2), intends to repeal By-Law 
3449-2020 and replace it with an updated rezoning by-law.  
 
The approximately 254-acre property is south of Highway 401 and north of County Road 2, on 
the west side of Merwin Lane; and approximately 56 acres (22%) of the parcel are located 
within the Riverview Heights Settlement Area, as shown in the map below. 

 

 
 

 
LPAT Appeal 

 
Augusta Council’s approval of By-law 3449-2020 was appealed to the Local Planning Appeal 
Tribunal (LPAT), a process which was delayed by Provincial restrictions on LPAT activities 
relating to the COVID-19 pandemic.  
 

A Case Management Conference (CMC) which had originally been scheduled for April 2020, 
has been rescheduled for September 30, 2020. LPAT has confirmed that any decision, by-
law, and/or approval made at this Council Meeting will be incorporated into the CMC, 
provided LPAT receives the Notice of Decision, amended rezoning by-law and other new 
documentation at least 10 days in advance of the CMC. 

  

 



 

Agriculture and Rural Affairs Committee Meeting 

 
On September 9, 2020, this application was reviewed and commented on by Augusta’s 
Agriculture and Rural Affairs Committee. Members of the Committee expressed support for 
the Aqua World Resort proceeding, with overall positive comments provided for the range of 
proposed amendments.  
 
A request was made to have the proponent speak to the notion of development of the full site 
for any one specific permitted use (for example, recreational vehicle usage or condominiums). 
Their consultant addressed this succinctly during the public meeting, by pointing out that the 
economics of development and carrying capacity (e.g., for water) of the 254-acre property 
would not lend themselves toward practical development of the entire site for a recreational 
vehicle park or for condominiums, and even if they did, the applicant would still have to submit 
a Site Plan Control Application for consideration by Augusta’s staff and Council. 
 
Public Meeting 

 
A public meeting to discuss the amended rezoning application was scheduled for September 
10, 2020. It was advertised in the Brockville Recorder & Times and the Brockville-Prescott 
This Week publications 21 days in advance to satisfy the requirements of the Planning Act.  
 

As the meeting was held during the COVID-19 pandemic, 9 attendees registered for virtual 
participation via Microsoft Teams, and the meeting was delivered via videoconference from 
the Township Office by the Township Planner. Developer Stefano Ferrante of Family 
Entertainment Resorts Retreat Inc., and his consultant, Tracy Zander of ZanderPlan, 
participated in the meeting and were available to discuss the application and to answer 
questions along with both Township staff and Glenn Tunnock, planning consultant on behalf 
of the Township. 
 

During the public meeting, two residents spoke formally in favour of the amended rezoning 
application. None spoke against it. 
 

Other Correspondence 
 

No concerns were raised in the circulation of the amended rezoning application to reviewing 
agencies. Reviewing agencies, including the Leeds, Grenville and Lanark District Health Unit, 
remain supportive of the Aqua World Resort proceeding. It has been reiterated that approval 
from the Ministry of Environment, Conservation and Parks will be required, as will approval for 
Site Plan Control. 
 

A written submission generally against the application was received from one individual (the 
LPAT appellant) following the public meeting, and this correspondence has been shared with 
Augusta Council and the proponent. 

 

Evaluation / Analysis 
 

Glenn’s Tunnock provided a planning report to the Township, dated September 1, 2020, 
which offered the following analysis of the amended rezoning application: 
 



• “The proposed development in my opinion complies with the general intent of both
official plans subject to ensuring that the land uses do not exceed the carrying
capacity of the subject lands with respect to on-site water and sewage services. Site
plan control under Section 41(7) of the Planning Act will be used as the planning tool
to ensure compliance with servicing, protection of the natural environment and land
use compatibility.”

• “The development proposal will optimize the use of the land base which is currently
underutilized without compromising essential planning principles notably the wise
stewardship of water and the natural environment. The development provides an
opportunity to leverage the land base to provide localized food production and the
diversification of the economic base through catering to the tourism industry.”

• “Planning tools will be required to monitor and direct development to ensure that the
proposed land uses are appropriately integrated into the surrounding rural landscape
and land uses.”

• “Recommendation: That the application for the repeal of the Aquaworld zoning
amendment and the replacement with a Rural Destination Zone with holding
provisions be passed by Council.”

RECOMMENDATION: 

THAT the Council of the Township of Augusta approve By-law 34___-2020 to rezone 

the lands municipally known as 1898 Merwin Lane from Rural (RU) to Rural Destination 

with holding provisions (RUD-h) and Environmental Protection Zone (EP), as indicated 
in the associated schedules of the by-law, to allow for the phased development of an 

indoor/outdoor water park; hotel/accommodation uses, restaurants, and conference 

centre uses; agricultural use for local food production; and accessory uses as specified 

in the by-law; and THAT the survey be registered on title. 

3. Site Plan Control Application: 1282 County Road 2 (Turcotte/Bud the Spud)

Introduction 

Bud the Spud is a chip stand operating on a commercially-zoned property within the 

Settlement Area of Maitland, that has been in operation for multiple decades. It has 

recently come under new ownership and the new owners wish to upgrade the property. 

Expanded seating area, enhanced offerings on-site, installation of heating to extend the 

season of operation, façade and lighting improvements, new fencing, new signage, and 

additional parking stalls are permitted uses proposed to enhance the site. Approval of a 

Main Street Revitalization Grant under the Community Improvement Plan by the 

Township’s CIP Administrators in consultation with the Chair of the Community 

Development Committee depends on the approval of their Site Plan Control Application 

(Attachment 3) to complete the full range of intended exterior/site improvements. 



The aerial image below highlights the improvements planned: 

Community Commentary 

The Township has received several phone calls and emails from area residents relating 

to speed/safety, parking, sight lines, access, and aesthetic matters; and there is general 

agreement that it is time for the property to be upgraded and for site plan matters to be 

addressed.  

The new owners have participated in several meetings, submitted Site Plan Control and 

Building Permit paperwork and associated fees, and been responsive to 

recommendations for improving activities at the business.  

One resident with Site Plan review experience has provided additional review of and 

feedback on this application, and has expressed the desire that: 

• Public Health Unit requirements are met for septic and holding tank usage

• Stormwater drainage is dealt with satisfactorily

• By-laws, codes, and health and safety are respected

• The improvements will be positive for the business and the community

Consultation with Reviewing Agencies 

Township staff have had several meetings with the new owners, both at the Township 

Office and on-site, including with Public Works staff from the United Counties of Leeds 

and Grenville. Consultation with United Counties’ staff led to the movement of speed 

signage on the eastern approach to Maitland to give drivers more time to slow down. 

Pre-consultation with South Nation Conservation revealed no concerns from a natural 

heritage or hazards perspective. The Leeds, Grenville and Lanark District Health Unit 

has attended at the property, conducted a maintenance inspection, and will continue to 



 

participate and inspect as the proposed public health- and septic-related developments 

proceed. Circulated utility agencies did not raise concerns with the proposal proceeding. 

 

The owners have confirmed they are willing to complete the parking improvements 

within one year. The United Counties of Leeds and Grenville supports the proposal for 

additional (gravel) parking on-site, given parking has some history of spilling off-site in 

this location. In light of the proposed enhancements along their County Road 2, the 

United Counties have also requested consideration for several matters: 

 

• Increased parking area being constructed concurrently with the expansion. 

• Request for an entrance to County Road 2 across the full width of the proposed 

parking lot expansion. 

• Paving the front 6 metres of the proposed entrance/parking area, in part to limit the 

trailing of gravel onto County Road 2. 

• Submission of a sight line analysis, to the satisfaction of the United Counties, which 

addresses the proposed signage and proposed fencing along the property line, to 

ensure minimum site lines are met as per TAC guidelines. (An alternative may be 

moving signage and fencing back 6 metres from the front lot line.) 

• Submission of a stormwater management plan/brief to the satisfaction of the United 

Counties, which shall include:  

• a statement which clearly indicates the quantity of water being discharged into 

the road allowance during normal flows (normal flows means the greater of 5-

year storm or the Township flows standards)    

• a statement that Counties culverts/road infrastructure will not be negatively 

impacted based on accepted design standards. 

• identification of sheet flow 

 

The United Counties of Leeds and Grenville indicated that they wish the applicant well, 

look forward to continued discussions on these matters as appropriate, and will 

endeavor to provide assistance where they are able. 

 

 

RECOMMENDATION: 

 

THAT the Site Plan Control Application of Turcotte/Bud the Spud for 1282 County Road 

2 be approved, subject to the following conditions: 

 

• The applicant constructs the increased parking area by September 30, 2021. 

• An entrance permit be applied for with the United Counties of Leeds and Grenville 

across the full width of the proposed parking lot expansion. 

• Paving the front 6 metres of the proposed entrance/parking area, in part to limit the 

trailing of gravel onto County Road 2, unless a satisfactory alternative can be arranged 

with the United Counties. 

• Submission of a sight line analysis, to the satisfaction of the United Counties, which 

addresses the proposed signage and proposed fencing along the property line, to 

ensure minimum site lines are met as per TAC guidelines, unless the United Counties is 



 

satisfied with an alternative such as moving signage and fencing back 6 metres from the 

front lot line. 

• Submission of a stormwater management plan/brief to the satisfaction of the United 

Counties, which shall include:  

• a statement which clearly indicates the quantity of water being discharged into 

the road allowance during normal flows (where normal flows means the greater 

of 5-year storm or the Township flows standards).   

• a statement that United Counties culverts/road infrastructure will not be 

negatively impacted based on accepted design standards. 

• identification of sheet flow. 

 
 
 
 

 
___________________________      ___________________________ 
 

Ray Morrison, CAO        Myron Belej, RPP, MCIP 



















































































































THE CORPORATION OF THE TOWNSHIP OF AUGUSTA 
By-law No. ______-2020 

 
BEING A BY-LAW TO AMEND 
BY-LAW NO. 2965 (2012) 

 
PART A – SECTION 34 – PLANNING ACT 

 
WHEREAS pursuant to the provisions of the Planning Act, RSO 1990, c. 13, Section 
34, the Council of a Municipality may enact by-laws regulating the use of lands and the 
erection of buildings and structures thereon; 
 
AND WHEREAS the Council of the Corporation of the Township of Augusta intends to 
amend the Zoning By-law to permit the establishment of a rural destination property 
through the creation of a new Rural Destination (RUD) Zone in the comprehensive 
Zoning By-law; 
 
NOW THEREFORE, the Council of the Corporation of the Township of Augusta enacts 
as follows: 
 
1. That By-law 2965 (2012) is hereby amended by adding the following new 
zone to the By-law: 

7.21 RURAL DESTINATION (RUD) ZONE 

No person shall use any land or erect, alter or use any building or structure in the “Rural 
Destination” (RUD) Zone except in accordance with the following provisions of this Section and 
any other relevant Sections in this By-law.   

7.21.1 Permitted Uses 
  



 
7.21.1 – RUD Permitted Uses 

Commercial Uses – Main Uses Accessory Uses, Buildings and Structures 

• Agricultural Use for Local Food 
Production 

• Condo Hotel 
• Condominium 
• Conference Centre  
• Hotel  
• Restaurant  
• Water Park  
• Cottages 
• Recreational Vehicle Park 
• Villas 

• Accessory Dwelling 
• Accessory use, building or structure (see 

6.1) 
• Clinic 
• Community Garden 
• Cycling Rest Stop 
• Day Nursery Service 
• Fence (see 6.14) 
• Fitness Centre 
• Green Roof 
• Health Retreat 
• Landscaped Open Space (see 6.22) 
• Laundromat 
• Library 
• Loading/Delivery Space (see 6.24) 
• Miniature Golf Course 
• Open Space 
• Outdoor Recreation Uses 
• Park 
• Parking Area 
• Parking Garage 
• Personal Service use 
• Playground 
• Public Use (see 6.37) 
• Recreational Commercial Establishment 
• Renewable Energy System 
• Retail Store 
• Sign (see 6.41) 
• Storage Container (see 6.43) 
• Waste Management Facilities 
• Youth Activity Area 

 

7.21.2 Definitions 
For the purposes of the “Rural Destination” (RUD) Zone, the following definitions 
shall apply: 

1. Agricultural Use for Local Food Production means the growing, 
cultivating, processing and/or production of fruit and vegetable crops, 



apiaries and small animals for on-site or local use and includes 
greenhouse and hydroponic facilities, vertical farming, and fish farming.  
Small scale farm uses that align with the tourist operations or the 
provision of foods for the hotel and/or tourist commercial uses shall also 
be permitted. 
 

2. Condo Hotel means a hotel in the “Rural Destination” (RUD) zone that is 
divided into individual units under the Condominium Act to facilitate 
ownership of individual suites or units.  

 

3. Conference Centre means part of a building that is designed to host 
conventions, trade shows, exhibits, assemblies, meetings and similar 
events, and may include large and small halls and meeting rooms.  
Services associated with meetings and events, such as catering, meal 
service, bar service and related accessory uses and -services shall also be 
permitted. 

 

4. Cottage means an alternative form of housing that supports seasonal 
or year-round accommodation, is self-sufficient in terms of servicing or 
connected to the larger servicing infrastructure, and includes a 
minimum gross floor area of 27.9 m2 (300 ft.2).  This definition does not 
include a Mobile Home as defined in the Zoning By-Law. 

 

5. Cycling Rest Stop means a facility that provides temporary 
accommodation, storage, cycle repairs and similar services catering to a 
travelling cyclist. 

 

6. Day Nursery Service means a facility that provides temporary care 
services for the children of visitors or staff. 

 

7. Fitness Centre means a facility which provides recreational or health 
related activities including but not limited to weight training and exercise 
classes and may include associated facilities and services such as a 
lounge, washrooms, showers, and saunas, an administrative office and an 
accessory retail sales outlet for fitness-related attire, equipment and dietary 
supplements. 
 

8. Flag Lot means a lot with two distinct parts: a) the flag, which is the only 
aera to be used for the building envelope, and is located behind another 
lot; and b) the pole, which connects the flag to a public street and provides 
the only lot frontage for the lot.  The pole and the flag are to be registered 
as one lot only.   

 

9. Green Roof means a roof of a building where part of or the entire surface 
of the roof is intentionally covered with vegetative material. 



 

10. Health Retreat means a building or part of a building where health, 
wellness, and medical services and facilities are provided including but 
not be limited to therapeutic massage, aesthetician, health and food 
counselling, fitness centre, spa, personal training centre, medical 
practitioner and accessory retail product sales and services.   A Health 
Retreat may also be used to provide medical treatment services and 
facilities and provide accommodation in the event of an emergency. 

 

11. Outdoor Recreation Uses means facilities such as recreational and 
fitness trails, comfort stations designed for passive leisure and fitness 
activities and nature appreciation. 

 

12. Personal Service Use means part of a building where a service is 
performed for the personal grooming and personal effects or clothing of the 
consumer, including: hair styling salon; barber shop; beautician; 
manicurist; tailor; spa; tanning salon; shoe repair shop; dry cleaning outlet; 
massage therapy service; and similar uses. The sale of accessory 
merchandise products and services shall be permitted. 

 

13. Recreational Commercial Establishment means an establishment, 
premises,     or building where any recreational, social or cultural uses are 
operated commercially for profit on lands in private ownership, such as 
health clubs, sports field, concert, outdoor theatre or movie venue, off-road 
and recreation trails, golf courses and mini-putt, driving ranges, open or 
enclosed skating or curling rinks, open or enclosed pools, open or enclosed 
badminton or tennis courts, squash courts, bowling alleys, gymnasium, 
band shell or open theatre, place of amusement and other similar uses but 
does not include a casino or bingo hall. 

 

14. Restaurant means part of a building where food is prepared and offered 
for sale to the public and includes a full service restaurant, take-out 
restaurant, sports bar, outdoor café, snack bar, dining hall or coffee shop 
within or accessory to the water park. 

 

15. Retail Store means part of a building in which goods, wares, merchandise, 
substances or articles are offered or kept for sale.  

 

16. Villa means a self-contained unit that includes up to five (5) bedrooms and 
common kitchen facilities, which can be rented or leased for short or long 
periods of time.   A villa can be a free-standing unit, or can be linked, 
stacked or connected together with up to eight (8) villas.  
 

17. Water Park means a use, building or part of a building or indoor or outdoor 



area for use by the general public that includes water play areas, swimming 
pools, slides, splash pads, spray grounds, lazy rivers or similar recreational 
bathing, leisure, swimming or water-related activities. This definition shall 
include associated facilities and services such as change rooms, showers, 
hot tubs, saunas, indoor or outdoor spectator seating areas, picnic areas 
and associated retail sales and services.  
 

18. Youth Activity Area means part of a building where recreation and leisure 
activities geared to children and youth are provided, and may include 
facilities and services including but not limited to gym facilities, trampoline 
park, wall climbing, arcade games, billiards, basketball and other sports 
courts, arts and crafts, music and theatre arts, library, computer and 
internet services, and similar activities and events.  

 
 

7.21.3 Zone Requirements 
The following zone requirements shall apply to any permitted commercial use, accessory use, 
building or structure: 

7.21.3 – RUD Zone Requirements 

 Commercial Use Accessory Use, Building 
or Structure 

Minimum Lot Area 8 ha [20 acres] n/a 

Minimum Lot Frontage: 46 m [150.9 ft.] n/a 

Minimum Lot Frontage for a 
Flag Lot: 

15 m [49.2 ft.] n/a 

Minimum Front Yard 10 m [32.8 ft.] same as main use 

Minimum Rear Yard 10 m [32.8 ft.] same as main use 

Minimum Interior Side Yard 10 m [32.8 ft.] same as main use 

Minimum Exterior Side Yard 10 m [32.8 ft.] same as main use 

Maximum Height 
1. Main Building 
2. Accessory Building(s) 
3. Water Park Structure 

 
1. 45 m [148 ft.] or 6 Storeys 
2. 25 m [82.0 ft.] 
3. 30 m [98.4 ft.] 

Maximum Lot Coverage 50% 10% included in total 



7.21.3 – RUD Zone Requirements 

Minimum Setback from any 
Intake Protection Zone for a 
Municipal Water Supply 

30 m [98.4 ft.] 

Minimum Setback of a sign, 
land use or building from a 
Provincial Highway 

Subject to the Ministry of Transportation (MTO) 
approval under the Public Transportation and 

Highway Improvement Act. 

Minimum Setback of any 
building, structure or parking 
area from the boundary of a 
provincially significant or other 
wetland 

30 m [98.4 ft.] 

Minimum Setback of any 
building, structure or parking 
area from the bank or high 
water mark of a creek or 
waterbody including but not 
limited to Bradley’s Creek 

30 m [98.4 ft.] 

 
7.21.4 Parking and Loading Space Requirements 

1. The following parking and loading space provisions shall apply to any permitted 
use in the RUD Zone: 

7.21.4 Parking Requirements 
 Item Parking Space 

Dimensions 
Minimum Number Parking Spaces 

  Width Length  
1 Standard Parking 

Spaces 
2.7 m 
[8.8 ft.] 

5.5 m 
[19.6 ft.] 

1. Hotel –                         100 spaces 
2. Restaurant –                  78 spaces 
3. Conference Centre -    121 spaces 
4. Miniature Golf -              26 spaces 
5. Water Park -                 368 spaces 
6. Kennel -                            2 spaces 
7. Outdoor Spa -               145 spaces 
8. Indoor Spa -                    24 spaces 
9. Cottage -                       1 space per unit 
10. Villa                                1 space per unit 

 
2 Barrier Free 

Parking Spaces 
3.4 m 
[11.1 ft.] 

5.5 m 
[19.6 ft.] 

3% of the required number of standard parking 
spaces, minimum 10 spaces shall be added to the 
total number of standard parking spaces 



7.21.4 Parking Requirements 
 Item Parking Space 

Dimensions 
Minimum Number Parking Spaces 

 
3 Buses, 

Recreational 
Vehicles, 
Transport Trailer 
Service Vehicles  

4 m [13.1 
ft.] 

14 m 
[45.9 ft.] 

6 bus spaces shall be added to the total number of 
standard parking spaces 

4 Bicycles 0.6 m 1.8 m 1 bicycle parking space/500 m2 [5,382 ft.2] Gross 
Floor Area (GFA) 

5 Loading Spaces 
(required for 
commercial and 
resort uses) 

4 m 14 m < 250 m2  [2,691 ft.2] GFA – 0 loading spaces 
250 m2  [2,691 ft.2] – 1,000 m2 [10,764 ft.2]  GFA – 
1 loading space 
1,000 m2 [10,764 ft.2]  – 7,500 m2  [80,732 ft.2] GFA 
– 2 loading spaces 
1 loading space for each additional 7,500 m2  
[80,732 ft.2] GFA, to a maximum of 5 loading 
spaces on the site  

 

2. Additional Parking and Loading Space Requirements 
The following additional parking space requirements shall apply:   
1. Every standard or barrier-free parking space shall be accessible from a parking 

aisle having a minimum aisle width of 6 m [19.6 ft.] and every bus parking space 
shall be accessible from a parking aisle having a minimum aisle width of 8 m 
[16.2 ft.]. 

2. All parking spaces shall be identified through pavement markings or conventional 
signage to indicate their intended use including but not limited to barrier free 
spaces, parking for buses, RV’s, transports, service vehicles, employee parking, 
etc. 

3. Barrier free parking shall be provided within 50 m of every major entry point to a 
building or facility intended for general public use including water park entrances. 

4. Bicycle parking spaces shall be located within 30 m of the main entrance to any 
hotel or water park facility or alternative internal bicycle storage lockers are 
provided. 

5. Up to 15% of any designated parking area excluding parking designated as 
barrier free may be occupied on a temporary basis not exceeding seven calendar 
days for an exterior trade show, exhibit or special event. 

6. Up to 10% of any designated parking area excluding parking designated as 
barrier free may be occupied for snow storage. 

7. Minimum loading/delivery space height clearance 4.25 m [13.9 ft.] 
8. Minimum loading/delivery space width 3.75 m [12.3 ft.] 
9. Minimum loading/delivery space length  10 m [32.8 ft.] 

 



7.21.5 Additional Zone Provisions 
1. Water and Sewage Disposal Systems 

No person shall erect or use in whole or in part, any building or structure unless 
the use, building or structure is properly connected to approved water and 
sewage systems under the Ontario Water Resources Act or the Building Code 
Act, whichever applies unless the use is exempted under the Building Code Act 
or prohibited by this By-law. The cumulative water demand and sewage 
disposal quantity for any and all development in the “Rural Destination” 
(RUD) zone shall not exceed the carrying capacity of the property, as 
determined through a hydrogeological study and terrain assessment or 
through the provision of a municipal water and sewage system with residual 
capacity. 

2. Access and Parking Aisles 
No access aisle leading to an entrance from Merwin Lane or providing access to 
a parking aisle shall have a width of less than 12 m [39.3.ft.]. All access aisles 
shall be designed for two-way traffic flows. Any turnaround designed for access 
by an emergency vehicle shall be required to meet a minimum turning radius of 
12.2 m [40 ft.] or the minimum required by the Ontario Building Code. 

 
3. Entrances 

The minimum width of an entrance from a public road shall be 5 m [16.4 ft.] for 
one-way traffic and 9 m [29.5 ft.] for two-way traffic. The maximum width of an 
entrance from a public road shall be 9 m [29.5 ft.] for one-way traffic and 15 m 
[499.2 ft.] for two-way traffic. 

 
4. Accessory Uses, Buildings and Structures 

This by-law shall not be deemed to limit the number of accessory uses, buildings 
and structures associated with the water park facility provided that all the 
applicable setback requirements of this by-law are met and provided there is a 
demonstrated capacity for water and sewage services in compliance with Section 
7.21.5.1 of this By-law. 

 
5. Flag Lot 

  The following standards shall apply to flag lots: 

(a) The flag part of the lot shall contain a lot area at least equal to the 
minimum required lot area of the Zone in which the flag lot is located. The area of 
the pole shall not be included in the calculations of the required minimum lot 
area. 
(b) No part of the pole or access strip shall be granted or created by way of a 
right-of-way, or easement.  
(c) The minimum lot frontage at the street line, and the minimum continuous 
width along the pole or access strip from the street line to the flag shall be 20 m 
[66 feet]. 



(d) The minimum width of the flag shall be equal to the minimum lot frontage 
of the zone in which the flag lot is located. 
(e) The front yard for the flag shall be measured at the point where the pole 
meets the flag. 
(f) The pole or access strip shall be suitable for the construction of an 
access driveway designed to provide continuous access from the public street to 
the flag and building envelope. 
(g) A flag lot shall not be further subdivided. 
(h) Any flag lot shall meet all other applicable zone standards. 

  
  



7.22 ENVIRONMENTAL PROTECTION (EP) ZONE 
No person shall use any land or erect, alter or use any building or structure 
in the "Environmental Protection EP" Zone except in accordance with the 
following provisions of this Section and any other relevant Sections in this 
By-law. 

 

7.22.1 Permitted Uses 
 

 

 

 

 

 

 

7.22.2 Zone Requirements 
The following zone requirements shall apply to any permitted use, accessory 
use, or structure: 

 
1. The placement of any structure, stormwater facility, drainage 

or erosion control structure shall be subject to approval by the 
South Nation Conservation Authority or Ministry of the 
Environment, Conservation and Parks, whoever has 
jurisdiction. 

 
2. That Schedule 'H' to By-law 2965 (2012) is hereby amended for 

certain lands, legally described as Concession 1, West Part of Lot 6, 
Lot 7 E, Lot 8 of the Township of Augusta and that part of the said 
lands shall be zoned Rural Destination (RUD) Zone as shown in 
PART C to this by-law. 
 

3. That Schedule 'H' to By-law 2965 (2012) is hereby amended for 
certain lands, legally described as Concession 1, West Part of Lot 
6, Lot 7 E, Lot 8 of the Township of Augusta and that part of the 
said lands shall be Zoned Environmental Protection (EP) Zone as 
shown in PART C to this by-law. 
 

4. That Schedule 'H' to By-law 2965 (2012) is further amended by 
changing the lands zoned PSW to Environmental Protection (EP) 
Zone. 
 

7.22.1 - EP Permitted Uses 
Main Uses Accessory Uses, Structures 
• Conservation Use 

excluding 
buildings 

• Outdoor 
Recreation Use 
excluding buildings 

• Stormwater 
Management 
Facility 

• Accessory structure such as a directional sign, 
comfort 

station, information kiosk 



5. That the zone boundaries of the Rural Destination (RUD) Zone 
are shown on Schedule "A" to this by-law which zone boundaries 
and map are hereby declared to form part of this by-law. 
 

6. That the zone boundaries of the Environmental Protection (EP) 
Zone are shown on Schedule "C" to this by-law which zone 
boundaries and map are hereby declared to form part of this by-
law. 
 

7. That By-law 3449-2019 passed by the Council of the Township of 
Augusta on December 2, 2019 is hereby repealed in its entirety.  
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PART B – SECTION 36 – PLANNING ACT 
 
WHEREAS pursuant to the provisions of the Planning Act, RSO 1990, c. 13, Section 
36, the Council of a Municipality may enact the use of a Holding zone (h) for any by-law 
passed under Section 34 and may specify the use to which lands, buildings or 
structures may be at such time in the future as the holding symbol is removed by 
amendment to the By-law; 
 
AND WHEREAS the Council of the Corporation of the Township of Augusta intends to 
amend the Zoning By-law to permit the expansion of the water park resort and make 
provision for additional uses; 
 
NOW THEREFORE, the Council of the Corporation of the Township of Augusta enacts 
as follows: 
 
1. That lands shown on the Schedule A, of this by-law as Rural 

Destination – Holding Zone (RUD-h) may be used for the uses 
described in the Rural Destination (RUD) zone provided that any or all 
conditions for the lifting of the Holding symbol as set out in Section 
9.4.6 of the Official Plan are met and more specifically, that adequate 
provision is made for water, sanitary sewage and stormwater 
management services are met for the proposed use(s). 
 

2. That all applicable zone regulations in the Rural Destination (RUD) 
Zone shall apply to any development or redevelopment upon the 
lifting of the 'h' symbol. 

 
 
 
Read a first time this________of _____________, 2020. 
 
Read a second and third time and finally passed this ____, of _______, 2020. 
 

_________________________________ 

Mayor 

 

_________________________________ 

Clerk   
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PART C – SCHEDULES 
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185.3 m 

Schedule A to By-law #_____________________ 

See Schedule B for Lands 
to be Zoned Environmental 
Protection (EP) 

Lands to be Zoned 
(RUD-h) except as 
shown on Schedule B 
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Schedule B to By-law #_____________________ 

Lands to be Zoned Environmental Protection (EP) 
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File P-2834 September 1, 2020 

Planning Report – Aquaworld 

Application 
An application was filed July 3, 2020 under Section 34(10) of the Planning Act, R.S.O. 1990, c. 
13 by ZanderPlan Inc. to amend the Township of Augusta Zoning By-law 2965 to rezone lands 
to permit a number of rural land uses. The application was to rezone lands from the Aquaworld 
(AGW) Zone (which is under appeal), to a new Rural Destination specifically created for the 
proposed development. The new Zone will replace the Aquaworld zone in its entirety.  

The application was deemed to be complete on August 17, 2020. 

Location and Property Description 
The subject lands of the application are located at 1838 Merwin Lane, on lands legally 
described as Part of Lots 6-8, Concession 1, Township of Augusta. The subject lands are 
103.36 ha [255.4 acres] in lot area with a lot frontage of 775 m [2,542.65 feet ] on Merwin Lane 
and 716 m [2,349.08 ] non-accessible frontage on Highway 401.  (See Figure 1 – Project Site 
Location.) The location of the subject lands, shown in Figure 1 is on part of Lots 6-8, 
Concession. The lands abut Highway 401 on the north perimeter, Merwin Lane on the east 
perimeter, and the CN Railway on the south perimeter. Lands to the west are largely rural or 
agricultural in character. 

Merwin Lane is a two-lane paved municipal road. 

As illustrated in Figure 2, the topography of the subject lands is flat for most of the south 2/3rds 
of the property but rises gently towards the northwest corner from 90 m to 100 m a.s.l. Much of 
the land base has been used for agricultural production and is therefore open land. Mixed 
upland forest cover is present in the northwest corner adjacent to the 401, and around the 
Bradley’s Creek and serves as a perimeter 
boundary around the agricultural fields. A 
small former quarry operated between 
1990 and 2005 is located in the north end 
of the property. 

Surface geology is described as a mix of 
Paleozoic terrain with a sand soils silt, 
some clay and glaciomarine deposits. 
Underlying bedrock consists of dolostone 
and sandstone. Surface soils have been 
classified under the Canada Land 
Inventory (CLI) and consist of a mix of 
Classes 2, 4 and 6 with limitations of 
stoniness, consolidated rock and wet areas 
(see Figure 3 – CLI Classification).  

Figure 1 – Project Site 
Location 
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Surface water features within the property include Bradley’s Creek which flows diagonally from 
northeast entering the property from Merwin Lane to southwest across the mid to south sectors 
of the property and discharges into the St. Lawrence River some 490 m to the south. A small 
(unevaluated) wetland eclipses the northwest corner of the property while there is a second 
evaluated non-provincially significant wetland surrounding Bradley’s Creek in the southwest 
corner close to the rail line.  

The property is vacant. 

Figure 2 – Property 
Characteristics 
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Surrounding Land Uses 
As indicated the north boundary of the lot abuts the Highway 401 
corridor and lands further to the north of the 401are vacant for a 
distance of approximately 350 m [1,148 ft.] beyond which is a linear 
strip of residential development abutting CR 26. Lands along the 
east side of Merwin Lane are in agricultural use or are fallow with no 
development. A linear strip of 9 single detached dwellings is located 
on the west side of Merwin Lane along the east south perimeter of 
the subject lands. The lots typically have a lot depth of 185.5 m 
[608.5 ft.] there are of total of 10 lots along this stretch and a larger 
block divided into 4 parts. (See Figure 4 – Merwin Lane Lot 
Configuration). A 20.4 m [66.9 ft.] owned by the applicant is located 
between lots 5 & 6 and provides an additional access to Merwin 
Lane 

Figure 4 – Merwin Lane 
Lot Configuration 

Figure 3 – CLI 
Classification 
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The CNR Rail Line abuts the south perimeter of the property beyond which is residential 
neighbourhood of Riverview Heights. Lands to the west are agricultural fields or covered with 
upland forests. The Town of Prescott municipal boundary lies just under 600 m [1,968 ft.] to the 
east of Merwin Lane. 

Development Proposal 
The proposed development contemplates a mix of rural land uses which would be developed 
over time. The intent of the application is to diversify the scope of permitted uses beyond the 
waterpark/hotel complex as originally proposed. As a Rural Destination Zone concept, the 
emphasis will be on providing services that cater to the tourist industry and to potentially 
respond to the Covid-19 contagion where temporary accommodation or isolation is required. 
The proposed zoning would allow for cottage-style rental units and the potential for a condo 
hotel comprising condominium units. There is no proposed change to the scale of the 
waterpark/hotel complex component of the project from the first proposal. As well, there is no 
change to the required parking to accommodate the various land uses. 

Two entrances to the site are proposed including the northern entrance from Merwin Lane as 
per the first proposal and a second entrance along a 20.4 m width parcel between lots 5 and 6 
(see Figure 4). The 20 m width would be the equivalent of a local street.   

The scope of main uses proposed in the draft zoning by-law amendment include: 
• Agricultural Use for Local Food Production
• Condo Hotel
• Condominium
• Conference Centre
• Hotel
• Restaurant
• Water Park
• Cottages
• Recreational Vehicle Park
• Villas

The scope of accessory uses in the zoning amendment include: 
• Accessory Dwelling
• Accessory use, building or structure
• Clinic
• Community Garden
• Cycling Rest Stop
• Day Nursery Service
• Fence
• Fitness Centre
• Green Roof
• Health Retreat
• Landscaped Open Space
• Laundromat
• Library
• Loading/Delivery Space
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• Miniature Golf Course
• Open Space
• Outdoor Recreation Uses
• Park
• Parking Area
• Parking Garage
• Personal Service use
• Playground
• Public Use
• Recreational Commercial Establishment
• Renewable Energy System
• Retail Store
• Sign
• Storage Container
• Waste Management Facilities
• Youth Activity Area

Given the key concern of the adequacy of on-site private sewage and water services, all uses 
will be placed in a holding zone under Section 36 of the Planning Act and will be subject to the 
provisions of the official plan for lifting the ‘h’ (holding) symbol to permit the land uses to 
proceed. The proponent has determined that the entire project would be serviced with on-site 
sewage and water services rather than through the extension of municipal communal water and 
sewage services from the Town of Prescott. 

A number of studies were undertaken as part of the justification for the 2019 zoning by-law 
amendment and include: 

1. Traffic Statement, BTE Engineering, Ottawa, July 26, 2017.
2. Environmental Impact Statement for Aquaworld, Stantec Engineering, Ottawa.

September 15, 2017.
3. Preliminary Hydrogeological and Terrain Study Proposed Commercial Development

Aquaworld Resort and Convention Centre, Kollard Associates, Engineers, Kemptville,
November 21, 2017.

4. Hydrogeological and Terrain Study Proposed Commercial Development  Aquaworld
Resort and Convention Centre, Kollard Associates, Engineers, Kemptville, May 27,
2019.

The findings of these studies are deemed to be applicable to the new amendment notably the 
hydrogeological report and terrain analysis. The studies have been previously reviewed by 
various agencies. 

The phasing of development will change from the original focus to develop the waterpark 
complex. The lands for this component of the project will be reserved for that purpose. The 
revised phasing will see development occur towards the south end of the property as the initial 
focus.  

The environmental zoning proposed for the south end of the property will not change from the 
first proposal and the continued emphasis on protecting natural heritage features and the river 
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corridor of Bradley’s Creek will continue. 

Township of Augusta Official Plan/County of Leeds and Grenville Official Plan 
The Township’s Official Plan sets out the policy framework for development. The proponent’s 
lands are located in the Rural and Rural Settlement land uses designations, respectively as set 
out on Schedule ‘A’ to the Official Plan. However, the resort development and cottage areas will 
be focused on the Rural area only. The policies of the Plan (3.1.1.2 & 3.1.1.3) do not prohibit 
residential or economic development in the rural area provided land uses are not incompatible 
or inefficient. Development may be serviced with on-site individual sewage and water serviced 
(3.1.2.1) provided they are sustainable over the long term (see official plan excerpts). 

The scope of non-residential land uses includes both tourism and recreational commercial uses 
(3.1.8.2) which include hotels and eating establishments and examples of recreational 
commercial uses although the official plan does not specifically identify the scope of uses 
proposed. The Plan may, however, be broadly interpreted to include such uses. Residential 
uses are limited to low density uses (3.1.4.1) including singles and two-unit dwellings (i.e. semi-
detached and duplex). 

The development criteria for non-residential uses (3.1.9.1) stipulates the need for the protection 
of natural resources, adherence to the development criteria of the plan and the use of site plan 
control. Schedule ‘B’ to the Official Plan (see Figure 5) indicates the presence of bedrock 
resources to the west of the development site with a small projection into Lot 8, Concession 1. A 
small deposit of tertiary sand and gravel is identified on Schedule ‘B’ on the County Plan. 
Section 5.2.4 of the Plan requires the protection of bedrock resources; however, development 
can within 500 m of the resource if such development does not compromise the potential future 
extraction of the resource. The requirement for the protection of mineral aggregate resources is 
echoed in Section 3.5.2 (f) of the County Plan. Section 9.4.4 (not 9.5.4) sets out the 
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development criteria when considering development proposals and the implications for 
rezoning. 

The proposed development in my opinion complies with the general intent of both official 
plans subject to ensuring that the land uses do not exceed the carrying capacity of the 
subject lands with respect to on-site water and sewage services. Site plan control under 
Section 41(7) of the Planning Act will be used as the planning tool to ensure compliance 
with servicing, protection of the natural environment and land use compatibility.  

Provincial Policy Statement (2020) 

The proposed development is also consistent with the latest version of the Provincial Policy 
Statement notably with respect to the following provincial interests in addressed in the policy: 

• 1.1.1 (a) promoting efficient development and land use patterns which sustain the
financial well-being of the Province and municipalities over the long term;

• 1.1.1 (c)avoiding development and land use patterns which may cause environmental or
public health and safety
concerns;

• 1.1.1 (h) promoting development and land use patterns that conserve biodiversity;
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• 1.1.4.1 (a) building upon rural character, and leveraging rural amenities and assets;
• 1.1.4.1 (f)promoting diversification of the economic base and employment opportunities

through goods and services, including value-added products and the sustainable
management or use of resources;

• 1.1.4.1 (g) providing opportunities for sustainable and diversified tourism, including
leveraging historical, cultural, and natural assets;

• 1.1.6.4 individual on-site sewage services and individual on-site water services may be
used provided that site conditions are suitable for the long-term provision of such
services with no negative impacts;

• 1.6.6.7 (f) promote stormwater management best practices, including stormwater
attenuation and re-use, water conservation and efficiency, and low impact development;

• 1.7.1 (h) providing opportunities for sustainable tourism development;
• 1.7.1 (i) sustaining and enhancing the viability of the agricultural system through

protecting agricultural resources, minimizing land use conflicts, providing opportunities
to support local food, and maintaining and improving the agrifood network;

• 2.1.1 Natural features and areas shall be protected for the long term;
• 2.2.1 (g) planning for efficient and sustainable use of water resources, through practices

for water conservation and sustaining water quality.

Summary 
The development proposal will optimize the use of the land base which is currently 
underutilized without compromising essential planning principles notably the wise 
stewardship of water and the natural environment. The development provides an 
opportunity to leverage the land base to provide localized food production and the 
diversification of the economic base through catering to the tourism industry. 

Planning tools will be required to monitor and direct development to ensure that the 
proposed land uses are appropriately integrated into the surrounding rural landscape 
and land uses.  

Recommendation 
That the application for the repeal of the Aquaworld zoning amendment and the 
replacement with a Rural Destination Zone with holding provisions be passed by 
Council. 

Respectfully submitted, 

Glenn Tunnock, MPA, MCIP, RPP 
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