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Back Forty Glamping
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1.0 INTRODUCTION

Georgian Planning Solutions has been retained by Scott Mcintosh to
prepare a Planning Justification Report to support a Zoning By-law
Amendment and Site Plan Approval Application for the Back Forty
Glamping proposal in the Municipality of Meaford in Grey County.

1.1 SITE LOCATION

The subject lands are located at 145166 16t Sideroad in Meaford in
the County of Grey. (Figure 1: Location Map)

Specifically, the lands comprise of Concession 11, North Part Lot 15,
Municipality of Meaford, County of Grey. The lands comprise
approximately 25.78 acres (10.43 hectares).

Subject Lands/

Figure 1: Location Map
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2.0 REQUIRED APPROVALS

The following planning approvals are required in order to implement
the proposal:

1. Zoning By-Law Amendment to the Municipality of Meaford
Zoning By-Law 60-2009
2. Site Plan Approval

3.0 PROPOSAL

The Back Forty Glamping lands are currently designated ‘Rural’ and
‘Hazard’ in the County of Grey Official Plan (Figure 2: Schedule A
Land Use Designation Map 1) and ‘Rural’ and ‘Environmental
Protection’ in the Municipality of Meaford Official Plan (Figure 3:
Municipality of Meaford Official Plan Schedule A Land Use). The
property is zoned Rural (RU) and Environmental Protection (EP) in the
Meaford Zoning By-law 60-2009 (Oct 2015) (Figure 4: Municipality of
Meaford Zoning By-Law Schedule A Map 48). Accommodation uses
such as private campgrounds and rental cabin establishments are
permitted uses in both the County of Grey and Meaford Official Plans.
However a zoning amendment is required to implement the details of
the proposal.

The proposal for the site is to create a luxury camping location with 7
“A" frame camping units along with 5 geodesic domes. The site, to
be called "Back Forty Glamping” will require on-site parking, @
communal water and sewage system and will be accessed from 16t
Sideroad by upgrading the existing farm entrance. The A frame units
will have electricity but no sewage and water connection but will
share a communal washroom and kitchen facility, while the 5
geodesic domes will have full servicing. (Figure 5: Site Plan)

The business idea is “Back Forty Glamping”. This will be a high end
camping accommodation business where people will experience
the beauty of nature all while enjoying luxury and style.

Back Forty Glamping will consist of 5 geodesic dome structures that
will be secluded among the trees, overlooking a pond, on an
elevated wooden deck. They are 20x20ft canvas structure that will
be equipped to be used in all four seasons. Inside the domes will
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have a bachelor layout with a queen size bed, a small propane
stove, sitting area, and small kitchenette. There will also be a
bathroom with a shower and toilet included. The deck will host a
private hot tub, lounging chairs and a hammock.

There will also be 7 seasonal A-frame structures that will be 10ft x 10ft
made of cedar shake. These will have a queen size bed with luxury
bedding. These units will be located throughout the property and
will have electricity and their own private chairs and hammock.
There will be a communal washroom building and a shared outdoor
kitchen for the guests to use. (Figure 6: Renderings)

4.0 SURROUNDING LAND USES

The subject lands front on to and are bounded to the north by the 16
Sideroad and to the west is the 12th Sideroad. All surrounding lands
are designated rural and agricultural. The lands to the east are
vacant forest/farmland and to the south active agricultural lands.

5.0 REVIEW OF APPLICABLE PLANNING POLICIES

The consideration of the planning policy support for this proposal will
include a review of applicable planning policy of various government
levels to consider “consistency with” and “conformity to” the intent
and direction they offer. The policies that are noted below are
applicable to the proposed development.

The following reviews the subject application with respect to key
planning policies provided in the Provincial Policy Statement, the
County of Grey Official Plan, and Municipality of Meaford Official
Plan.

5.1 PROVINCIAL POLICY STATEMENT

The Provincial Policy Statement (PPS) 2014 was issued under Section 3
of the Planning Act and came into effect on April 30, 2014. It provides
policy direction on matters of provincial interest related to land use
planning and development. Under provisions of the Planning Act
comments, submissions or advice that affect a planning matter “shall
be consistent with” the PPS. The PPS is based on three fundamental
planning themes, specifically, “Building Strong Communities”, "“Wise
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Use and Management of Resources” and “Protecting Public Health
and Safety”. The PPS identifies “rural areas as important to the
economic success of the Province and our quality of life.” (S1.1.4)

The following PPS policies are relevant to the subject application:

Healthy, integrated and viable rural areas should be
supported by:
a) building upon rural character, and leveraging
rural amenities and assets;
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;
g) providing opportunities for sustainable and
diversified tourism, including leveraging historical,
cultural, and natural assets; (1.1.4.1)

On rural lands located in municipalities, permitted include
resource-based recreational uses (including recreational
dwellings) (1.1.5.2)

Recreational,  tourism and  other economic
opportunities should be promoted (1.1.5.3) and that
development that is compatible with the rural
landscape and can be sustained by rural service
levels should be promoted (1.1.5.4)

The subject property is being developed as a small scale private
luxury camping facility. The proposal is utilizing the rural character of
the area and leveraging the rural amenities and assets to showcase
the rural area of the region. The proposal will not compete with the
rural landscape as the units are tucked away from the road and
towards the back of the property. This proposal will provide a tourism
opportunity that celebrates the rural landscape in Meaford and Grey
County.
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PPS policy 1.1.5.9 states that new land uses must comply with the
minimum distance separation formulae (MDS). MDS1 calculations
were prepared by the Municipality and are attached to the report.
They note no concern for the proposed location of the Back Forty
Glamping development.

Where municipal sewage services and municipal
water services or private communal sewage services
and private communal water services are not
provided, 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. (1.6.6.4)

A Functional Servicing Report was prepared by Capes Engineering
Inc that indicates that there are opportunities for private services on
this property.

Long-term economic prosperity should be supported
by:
a)promoting opportunities for economic
development —and  community  investment-
readiness;

g) providing opportunities for sustainable tourism
development; (1.7.1)

The development proposal for this site will create economic
opportunities for the area by providing accommodation opportunities
for tourists visiting the area.

Section 2.1 speaks to Natural Heritage

2.1.1 Natural features and areas shall be protected for the long
ferm.

2.1.2 The diversity and connectivity of natural features in an
areqa, 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.
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2.1.3 Natural heritage systems shall be identified, recognizing
that natural heritage systems will vary in size and form in
settlement areas, rural areas, and prime agricultural areas.

Section 2.1.8 states that “Development and site alteration shall
not be permitted on adjacent lands to the natural heritage
features (significant woodlands S 2.1.5 b) 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.”

The proposed location of the Back Forty Glamping is outside of the
areas identified as Significant Woodland areas. The EIS that was
prepared by Neil Morris, Consulting Ecologist to support the proposal
notes that the proposed development is feasible on the portion of the
subject lands. In absence of any loss of woodlands as a result of
development, all functions will be retained. The EIS also states that
there is no reason to conclude that the proposed alterations and
activities in limited portions of lands adjacent to woodlands would
have indirect effects that would result in meaningful diminishment of
these functions. Overall, the proposed development at the Mcintosh
Property meets policy requirements and there is no expectation of
any negative impacts on any of the specific features of interest or the
environment as a whole.

The proposal to permit a small scale luxury camping facility on this
property leverages the rural amenities and assets of the property,
promotes rural diversification of the regional economic base and
supports the enhancement of the tourism opportunities in the area
and the proposal will not negatively impact adjacent farms or the
rural landscape.

Based on the proposed development the application is consistent
with the broader planning direction given under the Provincial Policy
Statement.

5.2 COUNTY OF GREY OFFICIAL PLAN

The County of Grey Official Plan’s (approved by the Province June 6,
2019) purpose is to help guide development in the County and
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provide a wide policy framework for local municipal Official Plans,
Secondary Plans and implementing By-Laws.

The subject lands are designated ‘Rural’ and ‘Hazard' on Schedule A,
Land Use Designations Map 1 in the County of Grey Official Plan.
(Figure 2). “The predominant land use within the Rural designation will
be agriculture and forestry. While the designation will continue to
protect the existing farming operations and maintain the visual
appearance of a rural landscape, the Rural designation will permit
the consideration of resource based recreational uses and other
appropriate rural land uses so long as they do not negatively impact
on agriculture, forestry or natural environment. Outside of seftlement
areas, the Rural land use type offers flexibility for lot creation (both
agricultural and non-agricultural), economic development, tourism,
residential, and recreation. A wider range of ot sizes and
accommodations are provided in the Rural land use type, than in
other countryside land use types.” (S 5.4)

Permitted uses within the Rural designation includes all types of
agricultural uses, resource based recreational uses, and recreational
or tourist-based rural clusters (e.g. cottages, yurts or a similar form of
development under common ownership) (55.4.1) The definition of
resource based recreational uses in Section 92.18 is “those recreational
uses where the prime reason for location by their very nature, require
certain natural attributes for their location including the availability of
large lots or land areas. Uses permitted may include passive and
active recreational facilities and associated commercial and
residential uses. Such uses can include water based recreation,
campgrounds, lodges/resorts and skiing/snowboarding facilities.”

The proposed small scale luxury camping facility is proposed in this
rural area to take advantage of the rural nature of the property.

The County Official Plan outlines development criteria policies that
permitted uses listed in Section 5.4.1 must satisfy. (S 5.4.2) They are
outlined below:

1) Minimum lot size within the Rural land use type for newly created
farm-sized lots shall be 20 hectares.

This policy is not applicable as there is no proposal to create a
new lof.
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2) Minimum lot size within the Rural land use type for non-agricultural
uses shall be determined by the zoning by-law of the local
municipality and shall address the requirements of Sections 8 and 9 of
this Plan. Unless otherwise specified new non-farm sized lots shall be
a minimum of 0.8 hectares in size.

This policy is not applicable as there is no proposal to create a
new lot for non-agricultural uses.

3) Notwithstanding Sections 5.4.2 and 5.4.3 of this Plan, lots which
straddle any settlement area boundary may be permitted to sever
the settlement area portion of the lot, from the Rural portion of the
lot, provided doing so would not create a land-locked, or otherwise
undevelopable lot in either the settlement area or Rural land use
fype. Rural lot density will not apply in these situations.

This policy is not applicable as this property does not straddle
the settlement area boundary.

4) Non-farm sized lot creation shall not be permitted within
Aggregate Resource Areas on Schedule B to this Plan.

This policy is not applicable as lot creation is not proposed on
this property.

5) The Provincial Minimum Distance Separation (MDS) formulae
policies found in section 5.2.2 of this Plan shall also apply to the Rural
land use type.

MDS1 calculations were completed by the Municipality of
Meaford and the development proposal is outside of the
required MDS setbacks.

6) For any non-agricultural uses to be permitted within the Rural land
use type, all of the following shall be satisfied:

a) The development policies of Section 5.2.2, the Agricultural
land use type, shall also apply to the Rural land use type,
except where it makes reference to farm lot sizes and surplus
farmhouse severances.

Section 5.2.2 outlines the Agricultural Development
Policies. The subject property is designated Rural in the
County of Grey's Official Plan and the proposal for a
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luxury small scale camping facility is a permitted use
identified in Section 5.4.1. Section 5.2.2 polices are within
the Agricultural designation and they all do not apply to
this proposal based on the permitted uses with the Rural
designated areas. Only those that do apply will be
reviewed.

1) Grey County supports strategies for encouraging more
young farmers, farm succession planning, slowing the
decline in the number of farmers, and growing
agricultural-related spin-off opportunities. This Plan will
protect and improve economic development in
agriculture by promoting;

a) All types, sizes, and scales of agriculture, including
forms of agriculture that provide more employment on a
per hectare basis;

b) Food systems planning, including stronger linkages
between local food producers, local food distributors,
and customers;

c) Identification and exploitation of non-traditional, local-
food, and niche markets;

d) On-farm and local processing and/or retail of
agricultural products and by products;

e) On-farm diversification including agri-tourism; and

f] Promoting agricultural practices which promote the
conservation of soil, water, and/or significant
environmental features.

This policy is not applicable to the proposed
development on the site.

2) In the Agricultural land use type, newly created farm
lots should generally be 40 hectares (100 acres) in size, in
order to reduce the breakup of farmland. New lot
creation shall be in accordance with section 5.2.3 of the
Plan.

This policy is not applicable.
3) The minimum lot size within the Agricultural land use
type for non-agricultural permitted uses is restricted to the

minimum size required, with as little acreage as possible
taken out of productive agricultural land.
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The proposal has taken info consideration the minimum
size required for the use and to protect the natural
heritage features on the site.

4) Non-agricultural uses are discouraged in the prime
agricultural areas...

This property is not designated Agriculture and is not
considered prime agricultural lands.

5) New land uses, including the creation of lots, and new
or expanding livestock facilities shall comply with the
Provincial MDS formulae.  Municipal comprehensive
zoning by-laws shall incorporate Provincial MDS formulae.

MDS1 calculations were completed for this property and
the development proposal is outside of the minimum
distance separation areaq.

5) On areas within 300 metres of Mineral Resource
Extraction land use type on Schedule B, new non-
agricultural  uses that require a zoning by-law
amendment on existing lots of record, or new non-farm
sized lot creation, may only be permitted where it has
been demonstrated that the proposed land use or
development would not significantly prevent or hinder
future aggregate extraction, or which would be
incompatible for reasons of public health, public safety,
or environmental impact.

This policy is not applicable as there are no mineral
resource extraction land use types shown on Schedule B
Map 1 with 300 meftres of the subject property.

6) In Aggregate Resource Areas shown on Schedule B,
new non-agricultural uses that require a zoning by-law
amendment on existing lots of record, or new nonfarm
sized lot creation, which would significantly prevent or
hinder new extraction operations, compatible and may
only be permitted if:
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This policy is not applicable as there are no mineral
resource extraction land use types shown on Schedule B
Map 1 with 300 meftres of the subject property.

7) Non-farm sized lot creation is not permitted within an
area identified as Aggregate Resource Area on
Appendix B to this Plan.

This policy is not applicable.

8) New non-farm sized lot creation within 500 metres of a
Primary Settlement Area boundary will not be permitted.
Minimum farm lot sizes are included in Section 5 and
defined in section 9.18 of this Plan.

Lot creation is not proposed therefore this policy is not
applicable.

9) Notwithstanding sections 5.2.2 and 5.2.3 of this Plan,
lots which straddle any settlement area boundary may
be permitted to sever the settlement area portion of the
lot, from the Agricultural portion of the lot (or vice versa),
provided doing so would not create a land-locked, or
otherwise undevelopable lot in either the settlement area
or Agricultural land use type.

This policy is not applicable as the subject lands do not
straddle the settlement area boundary

10) Sound farmland management practices including
the management of woodlofs, the establishment of
windbreaks, the proper cultivation of valley slopes and
bottom lands, and the sound design of agricultural land
drainage plans is encouraged. Clearing of forested areas
will not be permitted except in conformity with the
County Forest Management By-law, as amended, or any
successors to this By-law.

All items noted will be taken into consideration as part of
this proposal.

Policies 11to 15 are not applicable to this proposal.
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b) That develooment on productive agricultural land be
discouraged. Where development is proposed on productive
agricultural land (i.e. land that is currently or has recently been
used for farm purposes) it shall be demonstrated that no

reasonable alternative  exists. The investigation for a
reasonable alternative shall be limited to the lot to be
developed.

A portion of the development is located on lands that
have been farmed in the past. The siting of the units has
taken into consideration the farm land and the natural
heritage areas on the site.

7) Agricultural uses requiring smaller acreages or used as farm
incubator operations will be permitted in the Rural land use type,
provided the lot is sized to accommodate the use without generating
potentially conflicting off-site  impacts. Small farms where the
operators have chosen to take up farming as a hobby, second
career, or as a part-time occupation may also be permitted. While
smaller acreages can be considered as separate lots, the preferred
form for farm incubators is using larger farm parcels leased info
several smaller plots of land. Incubator farm operations aim to help
new farmers establish their own farm business by providing resources
and services such as providing access fo land, housing, shared
equipment, infrastructure, business mentoring and training. Incubator
farm operations may have several plots of land leased to multiple
new farm operators.

This policy is not applicable to the proposal

8) Innovative forms of Rural development including, residential farm
cooperatives, agri-miniums, recreation or tourist-based rural clusters
(e.g. cottages, yurts, or a similar form of development under common
ownership) on large lots, which meet the Ontario Building Code and
servicing requirements, may be considered for approval, subject to
the following criteria:

a) A minimum of 60% of the original land holding will remain available
for the active primary agricultural or recreational use;

The proposed development is considered a resource based
recreational use and the siting of the camping units has been taken
into consideration on the property using the Conservation Authority
regulated area and the natural heritage features on the property.
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b) The development will comply with the Provincial MDS formulae;

MDS1 calculations were prepared for this property and the proposed
location of the development on the property is outside of the
minimum distance setback.

c) The character of develooment must be low density and
compatible with the surrounding land uses;

The development is low density as there are only 12 units that are
proposed and they are very small in size. The units are tucked to the
back of the property and will not impact the rural feel of the area.
The proposed use is compatible with the surround land uses in the
areaq.

d) That a zoning by-law amendment be approved by the local
municipality;

The proposal requires a zoning by-law amendment. This report has
been prepared to support the zoning by-law amendment application
and site plan approval.

e) Public road access and internal private roads, provide suitable
access for users and emergency services,

The property is accessed from the 16" Sideroad, a road that is a
municipal owned road and is well maintained year round. In addition
the access to the property has been designed to accommodate
emergency services. A Traffic Brief was also prepared to support this
submission.

f] All Building Code requirements can be met, and
All building code requirements can be met for this proposal.

g) Water, septic, and stormwater management facilities can be
provided in compliance with applicable regulations.

A Functional Service Report was prepared to support this application

and outlines that the proposal is in compliance with the applicable
regulations.
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9) Resource based recreational uses should include a combination of
the following characteristics:

This policy is not applicable to this proposal.

10) Except for residential development associated with resource
based recreational uses, new lot creation shall only be permitted via
consent applications in accordance with the conditions of the
general consent policies of Sections 8 and 9, in addition to the
policies of Section 5.4.3.

This policy is not applicable to the proposed development.

11) Residential lot creation associated with resource based
recreational uses, which exceeds the Rural lot density provisions of
Table 9, under Section 5.4.3 of this Plan, shall require an amendment
fo this Plan. This type of lot creation may only take place via plan of
subdivision/condominium, or life/land lease arrangements.

This policy is not applicable to the proposed development.

Section 1.4.1 11) speaks to the opportunities for Grey County as they
related to tourism and recreatfion and states that The County’s
tourism goal is to “increase sustainable tourism revenues through
managing and marketing Grey County as a tourism destination™. This
section also outlines various principles that support tourism and
recreational opportunities throughout the County and include:

e Municipalities are encouraged to develop positive and
creative planning policies to accommodate tourism and
recreation-oriented developments, including methods of
expediting the approval of tourism and recreation-oriented
developments;

e Recognize the economic importance of the tourism and
recreation industry to the County, and the role these
industries play in attracting visitors and new migrants;

e Tourism and recreation businesses are encouraged to work
fogether to promote their facilities and the County’s tourism
and recreation industry;

e The County will promote the development of eco-tourism in
natural heritage areas within their carrying capacity;
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Section 3.2 discusses Economic Objectives and states that it shall
“encourage a diverse economy while recognizing and promoting
economic specialization in areas such as tourism, agriculture,
manufacturing, retail, etfc.” Section 3.2.5 adds that “the main
employment generator in the rural areas will be resource based
industries such as fourism, agriculture, aggregate operations, forestry,
and on farm diversified uses (e.g. rural manufacturing)” and that “the
Countryside may also contribute employment opportunities through
the development of tourism and recreation opportunities. “

The proposed development is consistent with and promotes the goals
and objectives of the County Official Plan. It is an appropriate rural
land use that will not negatively impact adjacent agricultural uses,
the rural landscape or quality or quantity of water on the site or
adjacent lands. It helps to expand rural tourism opportunities in the
area. Itis submitted that the proposal complies with the intent of the
County of Grey Official Plan.

5.3 MUNICIPALITY OF MEAFORD OFFICIAL PLAN

The subject lands are designated Rural and Environmental Protection
in the Municipality of Meaford Official Plan (Figure 3: Municipality of
Meaford Official Plan Schedule A Land Use). The Rural designation
applies to those rural lands in the Municipality which are not
considered to be prime agricultural land. (B2.3.2) Permitted uses
include agricultural uses, single detached dwellings, passive
recreational uses, small scale commercial and industrial uses on farm
properties, and accommodation uses such as private campgrounds,
rental cabin establishments and trailer parks (B2.3.3).

The intent of Rural designation is to “protect the rural character of the
Municipality and the maintenance of those elements which
contribute to the open space character of the countryside; prevent
the infrusion of land uses which are incompatible with the rural
character and/or resource activities of the area; provide for the
development of recreational uses which are compatible with the
rural and agricultural character of the Municipality; and ensure that
the scale of development is compatible with the role and function of
the rural area.” (B2.3.1)
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A small scale luxury camping facility is a permitted use on this
property. This proposed use is small in size and will not negatively
impact the adjacent agricultural uses in the area or the open
landscape character. The property is well tfreed along it boundaries
which will help to make the proposal secluded and not visible from
adjacent properties. The siting will help to minimize the impact of the
use on the property or adjacent properties. The proposed use will
help to promote the rural landscape and community in the area.

A series of goals and strategic objectives are identified in the Official
Plan and were developed in an effort fo implement the vision and
guiding principles of the Town. The goal under Economic
Development is “fo provide opportunities for economic development
and the creation of jobs" (A2.5.1). This is further strengthened with a
strategic objective to “facilitate the provision of a range of goods
and services to the public within the Municipality by ensuring that the
land use planning framework is supportive of development, as
appropriate..” (A2.5.2 (2)) “To encourage opportunities for a range of
job opportunities and a broad range of commercial and service
facilities geared specifically to meet the needs of residents of the
Municipality and the wider area.” (A2.5.2 (3)) The goal under Rural
Characteris “to maintain and enhance the open space character of
the rural area and the supporting objective is “to encourage the
development of passive low-intensity recreational and eco-tourism
uses in the rural areas of the Municipality provided the use has a
minimal impact on the character of the rural area and is properly
sited.” (A2.4.2(2))

This proposal for a luxury small scale camping facility on this property
is helping the Municipality of Meaford to achieve various goals and
objectives with the Official Plan.

Section B2.3.4.6 of the Official Plan speaks specifically to recreation
uses including private campgrounds and rental cabin establishments
and states the development of new recreational uses shall require an
amendment to the Zoning By-law and shall be subject to Site Plan Control.
A zoning by-law amendment application has been submitted for this
proposal and a site plan application will be submitted at a later date.
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It also states that before considering an amendment to the Zoning By-
law,
Council shall be satisfied that:

a) the proposed use or expansion is compatible with the rural
character of the areaq;

The proposed use is compatible with the rural character. It is a small
scale private rental cabin establishment that has been designed to
blend in with the rural environment. They are small accommodation
unifs that are tucked to the back of the property and will not be
visible from the road or adjacent properties.

b) the development can be designed and sited to blend in with
surrounding land uses;

The proposal has been designed to blend with the surrounding land
uses. On the property 4 of the units are tucked in behind the main
residential dwelling on the site and the other units have been located
to be towards the back of the property close to the free line. The
entire property is bounded by trees and the units will not be visible
from the road.

c) the proposed use or expansion is located where it will not
impact existing agricultural operations on adjacent lands;

There will be no impact on the adjacent agricultural operations. A
MDS1 report was prepared and the siting of the accommodation
units is outside of the minimum distance separation area outlined in
the report.

d) the proposed use can be serviced with an appropriate water
supply and means of sewage disposal;

A Functional Servicing Report and Hydrogeological Assessment were
prepare and submitted with the application. Both note that the

property can be serviced.
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e) if an expansion is proposed, the entire use is serviced by an
appropriate water supply and means of sewage disposal;

This policy is not applicable.

f) appropriate guarantees are in place to ensure that the
impacts of the effluent from a private sewage treatment
system on the lands (if required) on adjacent water supplies is
monitored frequently;

The property is large in size and the proposed location for the private
sewage treatment system is not in close proximity to adjacent water
supplies. Additional details associated with the system can be
reviewed during the site plan approval process.

g) off-site impacts resulting from the use of fertilizers, herbicides
and fungicides have been reviewed and are not expected to
be adverse;

This policy is not applicable.

h) the proposed use is to be accessed by municipal roads that
can accommodate the increased traffic generated by the
proposed use;

A Traffic Brief was prepared in support of the applications and
concludes that the proposed development will not cause any
operational issues and will not add significant delay or congestion to
the local roadway network.

i) the proposed use can be appropriately buffered from
adjacent residential uses; and,

The entire perimeter of the property is bounded by trees and will
provide a significant natural vegetative buffer from adjacent
residential uses.

j) an appropriate monitoring program, administered by the
landowner and reviewed by the Municipality, which serves to
monitor the impact of the use on the quality and quantity of
the groundwater, surface waters and the environment in
general is developed.
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The details of a monitoring program can be addressed as part of the
Site Plan approval process.

Section D1.1.2 speaks to Site Suitability for private services
and “where an application is submitted under the
Planning Act for lot creation or redevelopment that
substantially increases the wusability of a parcel in a
location where municipal services are not available,
evidence shall be provided indicating the site’s suitability
fo provide adequate quality and quantity of water supply
and confirming that the site can accommodate an
approved sanitary sewage disposal system.” And that
“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 fo existing
development, the provision of neighbouring well water
records may be sufficient to determine adequate water
supply.”  Also “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.”

A Functional Servicing Report was prepared by Capes Engineering
Inc. that indicates that there are opportunities for private services on
this property. Based on the findings of that report it was confirmed
that the site can accommodate a sanitary sewage disposal system
and that there is sufficient land to accommodate the system. A
Hydrogeological Assessment was also completed by Garman
Consultant Inc and concludes that there should be sufficient supply
of ground water for this proposed land use and neighbouring
domestic wells are unlikely to be impacted by the taking of ground
water for this proposed campground.

With respect to the policies related to Rural development outlined in
the Official Plan, the planned Back Forty Glamping proposal is
permitted and supported. The proposal is small in scale and the use
will not negatively impact adjacent agricultural uses in the area. This
proposal is an excellent opportunity to promote the tourism industry in
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the area and will positively impact economic and tourism growth in
Meaford.

It is submitted that the overall proposal meets the intent of the
Municipality of Meaford’s Official Plan.

5.4 MEAFORD ZONING BY-LAW 60-2009

The subject lands are zoned Rural (RU) and Environmental Protection
(EP) in the Meaford Zoning By-Law 60-2009. (Figure 4: Municipality of
Meaford Zoning By-Law Schedule A Map 48) Permitted uses include
Agricultural uses, Bed & Breakfast and Single Detached Dwelling
(S.8.1, Table 8.1). As noted in the Meaford Official Plan
accommodation uses such as private campgrounds and rental cabin
establishments are permitted uses in the rural designated areas but
do require a zoning by-law amendment.

6.0 SUPPORTING STUDIES

6.1 FUNCTIONAL SERVICING & STORMWATER

MANAGEMENT REPORT

A Functional Servicing & Stormwater Management Report was
completed by Capes Engineering to review how the site and
proposed development would be serviced and to review of the
feasibility of adequately addressing stormwater management
requirements. It specifically looks at the requirements to address
water supply and sanitary sewage disposal. A copy of this report has
been submitted for review. The finding of the report demonstrates
that the site can be constructed to meet all of the Municipality of
Meaford and GSCA guidelines and criteria.

6.2 ENVIRONMENTAL IMPACT STUDY

An Environmental Impact Study was prepared by Neil Morris,
Consulting Ecologist in support of the applications. The report
reviewed the existing regulatory framework and current natural
heritfage policies, reviewed second source data and evaluated
potential impacts from the proposed development on natural
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heritage features and functions on the property. The report
concluded that the proposed development is confined to cultural
meadow communities, where it will not result in direct adverse effects
on any features of interest, including SAR, SOCC and SWH. The
woodlands adjacent to the area of development are theoretically
subject to indirect impacts. Available evidence does not indicate
the presence of particularly sensitive or significant populations of
wildlife associated with the adjacent woodlands. Overall, the
likelihood of effects on wildlife species and communities as a result of
development within the Property is considered to be very low.

6.3 TRAFFIC REVIEW

JD Engineering completed a Traffic Brief in support of the Planning
Applications. They reviewed the proposed Back Forty Glamping
proposal from a fransportation perspective, addressing the site
access point, site traffic volumes and the potential impacts to the
adjacent road system. The report states that the existing road network
provides the necessary capacity to service the proposed
development, that the proposed site access will operate efficiently
and that the site distance available for the site success meets the
minimum stopping sight distance requirements. The report concludes
that the proposed development will not cause any operational issues
and will not add significant delay or congestion to the local roadway
network.

6.4 HYDROGEOLOGICAL EVALUATION

A Hydrogeological Evaluation was completed by Garman Consultant
Inc on October 28, 2019. The conclusion stated that there should be
sufficient supply of ground water for this proposed land use and
neighbouring domestic wells are unlikely to be impacted by the
taking of ground water for this proposed campground.
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7.0 SUMMARY/CONCLUSION

Glamping is where nature meets modern luxury. Experiential travel is
an authentic way to connect with nature and a community. This
experience gives visitors a different perspective of the community
they are visiting. Experiential fravel is becoming a frend taking the
travel scene by storm and provides another tourism opportunity within
Grey County. The Back Forty Glamping helps Meaford to provide
another tourism opportunity to its visitors.

A private campground is a permitted use on Rural Designated lands
in the County of Grey and Meaford Official Plans. The Back Forty
Glamping proposal is small in scale, has been sited to utilize the
natural buffer of the surrounding treed area and will not impact
adjacent agricultural lands uses.

The subject proposal seeks a Zoning By-Law Amendment Approval to
enable a private campground on the property. In addition to the
Planning Justification Report, this application is supported by
information provided by Capes Engineering Ltd, JD Engineering,
Gaman Consultants, Neil Morris, Consulting Ecologist as well Minimum
Distance Separation information.

The purpose of this report is to provide planning rational in support of
the requested Zoning By-Law Amendment to implement a private
small scale luxury campground. It has been demonstrated that the
subject application is consistent with the development goals of the
community as reflected in the County and local Official Plans. In
addition, the proposal is “consistent with” the Provincial Policy
Statement.

Based on the above noted, it is submitted that the subject
applications present good planning and addresses the key areas of
public interest as expressed in various adopted and approved
planning policies.

Krystin Rennie, MAES, MCIP, RPP
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