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April 14, 2020 
 
Municipality of Meaford 
21 Trowbridge St. West 
Meaford, ON  
N4L 1A1 
 
Attention: Liz Buckton 
  Senior Planner 
 
Dear Mrs. Buckton: 
   

Re: Application for Zoning By-law Amendment  
 Part Lot 23, Concession 7, Geographic Township of St. Vincent 

Municipality of Meaford  
 258458 7th Line 
 Owner:  2803661 Ontario Inc. 
 

Further to our previous discussions regarding the above-noted property, enclosed 
please find a completed Zoning By-law Amendment application.  Also attached are: 
 
• the application fee; 
• the Grey Sauble Conservation Authority (GSCA) review fee; 
• the Servicing Options Report;  
• Addendum to the Servicing Options Report;  
• the Hydrogeological Study Report; and, 
• Rick Management Office letter; 

 
PDF copies of the application, the above-noted reports and this letter were forwarded to 
your office earlier for website posting and agency circulation. 
 
To assist your office in evaluating this application, I am providing the following 
information: 
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Purpose of Application: 
 
2803661 Ontario Inc. recently purchased a 41.7 hectare property along the 7th Line, 
within the former Township of St. Vincent, in the Municipality of Meaford.  The site 
location is illustrated on the attached sketch. 
 
An Apple orchard covers approximately 10.0 hectares of the property.  The owner is 
affiliated with another apple-producing company that owns 190 hectares which were 
planted in apple trees a few years ago.   
 
The orchard owners hire seasonal migrant workers and provide them with 
accommodation.  A few of the migrant workers are able to reside within the ten-bed 
bunkhouse that exists on the site, and some others are accommodated in another 
bunkhouse that is rented nearby; however, when the newly-planted orchard begins 
producing apples in the near future, the owners will experience a serious shortage of 
housing for their workers.   
 
The owner of the subject property therefore wishes to address this problem by erecting 
a 48-person bunkhouse on the subject property and also converting the existing 
detached dwelling into an eight-bed bunkhouse.  The proposed bunkhouses will have 
facilities for sleeping, washroom facilities including showers, cooking, laundry and a 
common area.  The proposed floor plans for the 48-unit bunkhouse are provided in the 
attached Servicing Options Report.  
 
Given that the proposed bunkhouses will not address all of the accommodation needs 
of the orchard owner over the long term, a similar application for other lands may be 
submitted within the next year or two. 
 
The current zoning of the site does not allow for a bunkhouse and therefore an 
application for Zoning By-law Amendment has been filed with the Municipality to allow 
for the erection of the 48-person bunkhouse and for the conversion of the existing 
dwelling into an eight-person bunkhouse, and furthermore to acknowledge the existing 
ten-person bunkhouse. 
 
 
Subject Property: 
 
The subject lands are located along the west side of 7th Line, approximately 3.1 
kilometres north of Provincial Highway 26. 
 
This holding appears on the County GIS mapping as two separate parcels; however, 
the lands have merged on title. 
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The property comprises 41.7 hectares of land and is occupied by a detached dwelling, 
small bunkhouse, three storage buildings, garage and shed. 
 
The apple orchard covers approximately 10.0 hectares and about 4.7 hectares are 
cash-cropped.   The balance of the property is forested. 
 
A watercourse meanders throughout the south side and rear portion of the property. A 
second small watercourse flows through the site’s northeast corner. 
 
 Adjacent Land Uses: 
 
This general area of the former St. Vincent Township is represented a mix of apple 
orchards, cash-cropping agriculture and residential use. 
 
 
Official Plan Conformity: 
 
Grey County Official Plan: 
 
According to Schedule A to the County of Grey Official Plan, the subject lands are 
designated predominantly ‘Special Agricultural’, with a few swaths of ‘Hazard Lands’ 
along the aforementioned watercourses and a small pocket of ‘Rural’ in the site’s north-
east corner. 
 
The proposed bunkhouse would be situated on ‘Special Agricultural’ designated lands.  
This designation applies to certain unique areas of the County that lend themselves to 
the growing of fruits and vegetables, including apples.  Permitted uses within this 
designation include “farm help accommodation”.   On that very note, Section 5.2.1, 
subsection 5) states: 
 
A permanent second house on a farm property for full-time farm labour purposes is also 
permitted, where adequate reasoning is provided (i.e. where the size and nature of the 
operation requires additional employment), and where it cannot be achieved through 
seasonal temporary means.  Seasonal housing units in the form of trailers, or 
bunkhouses are permitted for seasonal farm labour. Additional seasonal or permanent 
housing for farm labour purposes shall generally be located in the farm cluster. 
 
The County of Grey Official Plan doesn’t seem clear on whether or not farm-help 
accommodation needs to comply with the Province’s Minimum Distance Separation 
(MDS) formulae.  Nevertheless, there does not appear to be any livestock facilities 
within close proximity of the subject property. 
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With regard to source water protection, Appendix A of the Grey County Official Plan 
identifies the subject lands as ‘Events Based Area’.  On that note, the Risk Management 
Office was contacted regarding this matter and advised in a letter (see attached) that no 
policies apply to the activity proposed for the site.  It was advised, however, that the 
storage of more than 5000 litres of fuel on the property would require a risk 
management plan.  The owner does not propose to store fuel on the site. 
 
Appendix B of the Official Plan identifies the forested areas on the subject property and 
adjacent lands as ‘Significant Woodlands’.  The closest such feature is situated on the 
property to the south, at a distance of approximately 65 metres from the identified 
building site of the new bunkhouse.  The Official Plan generally prohibits development 
or site alteration within 120 metres of a ‘Significant Woodland’ unless it can be 
demonstrated that the woodland features or its function would not be negatively 
impacted.  In this particular case, the new building will provide a 65 metre setback; 
however, it’s doubtful that the adjacent woodland would be impacted given that the 
entire 65 metre separation distance has been disturbed and does not appear to benefit 
the woodland feature.  The Grey Sauble Conservation Authority will address this matter 
when responding to the Municipality’s request for agency comments during the review 
of the requested Zoning By-law Amendment. 
 
The servicing policies contained in Section 8.9.1 of the Official Plan provide a hierarchy 
for servicing options to be used when evaluating development applications.   Full 
municipal services are the preferred form of servicing development, although services of 
that nature are typically only found in urban centres.  Private communal services are to 
be considered when full municipal services are not feasible.  Partial services may then 
be considered followed by individual private well and septic systems.  In this regard, the 
bunkhouses will be serviced with one private well and three septic systems; and, on that 
note, GSS Engineering Ltd. was retained by the owner to prepare a Servicing Options 
Report and a Hydrogeological Study Report.  The Engineer also wrote an addendum to 
the Servicing Options Report. All three documents are included in the Zoning By-law 
Amendment submission package to the Municipality.  The Servicing Options Report 
identified a private well as the only feasible means of supplying a potable water supply 
to the bunkhouses.  The Hydrogeological Study Report advised that in order to provide 
a sufficient water supply during peak flows, onsite storage in the form of 13,640 litre 
concrete storage tank would be required.  The Functional Servicing Report also 
concluded that private septic systems were the only feasible means of sewage disposal 
for this property.  The Hydrogeological Study Report determined that the area near the 
bunkhouse would be appropriate for a Class IV treatment system and an inground area 
filter bed.  The existing septic systems servicing the existing ten-person bunkhouse and 
the existing dwelling which is to be converted to an eight-person bunkhouse are 
adequate and therefore will remain. 
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Based on the foregoing, it is evident that the proposed Zoning By-law Amendment 
conforms to the County of Grey Official Plan. 
 
Municipality of Meaford Official Plan: 
 
The local Official Plan designates the subject lands as primarily ‘Specialty Agricultural’, 
with areas of ‘Environmental Protection’ and a small ‘Rural pocket. 
 
Permitted uses within the ‘Specialty Agricultural’ designated include accommodation for 
farm help.  With regard to temporary farm help accommodation, Section B2.1.4.4 states: 
 
c) Temporary Farm Help Accommodation: 
 
Temporary farm help accommodations shall generally be permitted as an ancillary 
agricultural use. 
 
Such accommodations may be in the form of a permanent building, but shall not be 
used as a permanent residence. Due to the seasonal or temporary nature of many 
farming operations, mobile homes, park model trailers, and trailers, which can be 
removed if no longer required, shall be encouraged for use for temporary farm help 
accommodations. Temporary farm help accommodation shall not be permitted within a 
barn or other farm building. Performance standards shall be applied under the 
implementing zoning by-law to generally permit temporary farm help accommodations. 
 
Temporary farm help accommodations shall be subject to the following criteria: 
 
i)  the use shall generally not be permitted within the front yard of any farm residence 

and should be located within the existing farm-building cluster, or where it would 
not otherwise interfere nor remove lands from agricultural production;  

 
ii)  the use shall be suitably screened from neighbouring properties; 
 
iii)  farm help must be necessary on a seasonal basis on the farm; 
 
iv)  the farmer shall live in the principal farm residence, if any, with farming as his/her 

principle occupation, and in the case of seasonal farming, work part-time on the 
farm; and, 

 
v)  the dwelling unit(s) shall be removed when no longer required for farm help 

purposes.  In some cases, it may be possible to convert a permanent building 
used for temporary farm help accommodations to another permitted use. 
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With regard to these policies, please consider the following: 
 
• The new, large bunkhouse will be set back approximately 186 metres from the 

road, behind a treed area and the building cluster, and will be adequately screened 
from public view.  The existing house, which is to be converted to a small 
bunkhouse, is situated amongst several trees on the property and should also be 
screened from the neighbours and anyone travelling along 7th Line.  The existing 
bunkhouse, however, is located only a few metres back from the road and is 
visible from this thoroughfare.  
 

• The new building will result in the removal of a very small amount of land from 
agricultural use.  There are no alternatives on the site in terms of locating the 
building elsewhere; 
 

• Farm help is absolutely necessary on apple orchards; 
 

• It is unlikely that the proposed 48-person bunkhouse would ever not be required 
for farm help; however, if that did occur, the building could be converted to another 
use, e.g. storage. 

 
In a manner identical to the Grey County Official Plan, Schedule B of the Meaford 
Official Plan identifies the forested areas of the subject property and the abutting 
properties as ‘Significant Woodland’.  Development and site alteration is generally 
prohibited within 120 metres of this type of natural heritage feature unless it can be 
demonstrated that the woodland would not be negatively impacted.  This issue has 
been addressed above. 
 
Section D.1 The Servicing Development Outside of the Settlement Area and the 
Shoreline Area states that all development within the countryside shall be serviced with 
private wells and septic systems. The policy section further states: 
 
D1.1.2 Evidence of Site Suitability for Private Services 
 
Where an application is submitted under the Planning Act for lot creation or 
redevelopment that substantially increases the usability of a parcel in a location where 
municipal services are not available, evidence shall be provided indicating the site’s 
suitability to provide adequate quality and quantity of water supply and confirming that 
the site can accommodate an approved sanitary sewage disposal system. 
 
Evidence of the site’s suitability regarding provision of water supply shall be provided in 
the form of an evaluation conducted in accordance with the Ministry of the Environment 
Guidelines (or a municipal procedure that achieves the same objective). In cases where 
new development is being proposed in proximity to existing development, the provision 
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of neighbouring well water records may be sufficient to determine adequate water 
supply. 
 
Evidence of the site’s suitability to accommodate an approved sewage disposal system 
shall be provided in the form of an evaluation conducted in accordance with the Ministry 
of Environment Guidelines or the Ontario Building Code, where applicable. 
 
The Hydrogeological Study Report, Servicing Options Report and the addendum have 
demonstrated that the bunkhouses can be appropriately serviced with a private well and 
septic systems, as explained earlier in this Planning Merit Letter.   
 
In view of the foregoing, it is evident that the proposed Zoning By-law Amendment 
conforms to the Meaford Official Plan. 
 
 
Provincial Policy Statement Conformity: 
 
The Provincial Policy Statement (PPS) protects prime agricultural land by limiting the 
permitted uses and lot fragmentation.  The PPS does allow for accommodation for full-
time farm labour when the size and nature of the operation requires additional 
employment.   Full-time farm labour includes labour for several months of the year, 
according to the Guidelines on Permitted Uses in Ontario’s Prime Agricultural Areas (an 
implementation guideline to the PPS). The Guidelines state that such housing should be 
located within the farm building cluster, as is proposed with this development, in order to 
minimize impacts on agriculture. 
 
The PPS also protects natural heritage features, including Significant Woodlands.  This 
Planning Merit Letter has already addressed the Significant Woodland feature that is 
located on the adjacent property. 
 
Furthermore, the PPS allows for servicing by private wells and septic systems where 
the site conditions are suitable for such servicing arrangements over the long term.  The 
Hydrogeological Study Report has demonstrated that the property can be serviced with 
a suitable, potable water supply and a private sewage system. 
 
Based on the foregoing, it is evident that the proposed Zoning By-law Amendment is 
consistent with the PPS. 
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Zoning By-law: 
 
The subject lands are zoned predominantly ‘SA’ (Special Agricultural) in the Municipality 
of Meaford Zoning By-law.  Portions of the site are zoned ‘EP’ (Environmental 
Protection) and a small area in the northeast corner is zoned ‘RU’ (Rural).  The 
bunkhouses would be located on ‘SA’ zoned lands.  A bunkhouse for farm help is not 
permitted under the current ‘SA’ zoning. 
 
The proposed Zoning By-law Amendment would be worded to the effect of: 
 
Notwithstanding their ‘SA’ zoning, those lands shown as the subject lands on Schedule 
A to this By-law shall be used in accordance with the ‘SA’ zone provisions excepting 
however that a 48-person bunkhouse, ten-person bunkhouse and eight-person 
bunkhouse the for seasonal orchard workers shall be permitted.  The bunkhouses will 
provide facilities for sleeping, cooking, washroom facilities including showers and 
laundry.   
 
 
Concluding Comments: 
 
The owner of the subject lands needs to erect a new 48-person bunkhouse and convert 
an existing detached dwelling into an eight-person bunkhouse in order to provide 
seasonal accommodation for the orchard workers.  The existing ten-person bunkhouse 
would remain on the site. 
 
The required Zoning By-law Amendment conforms to the County and local Official Plan 
and is consistent with the Provincial Policy Statement.  
 
The application has merit and should be approved. 
 
I trust you will deem this application package to be complete.  Should you require 
anything further, please contact the undersigned.  On a final note, please contact me 
with the possible public meeting date before actually scheduling the meeting in order to 
ensure my availability. 
 
Sincerely, 

 
Ron Davidson, BES, RPP, MCIP     
 
c.c.   Ian Furlong 
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