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Shuniah’s DRAFT Official Plan 2018

Council is Moving Forward with the 
Official Plan and  

Needs Your Input! 
 

A: An  official plan  (OP) describes 
how land in our community should 
be used. It is prepared with input 
from the community and helps to 

ensure that future planning and 
development will meet Shuniah's specific needs. An OP is the 
best way to protect and fairly distribute valuable resources. It 
is also required under the Planning Act in Ontario. 

     
      

A: Shuniah is required to 
update the OP including 
a Master Water and 
Wastewater Management 
Plan (MWWMP), formerly 
referred to as the “SOS”. The document is now complete (by KGS 
Group). The main concern highlighted is the risk of drinking water 
from wells to be contaminated by sewage in high density areas 
which are shown in the document’s map. Policies addressing 
this are priority. Other draft OP policies will be brought to the 
community for input shortly thereafter.  
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Q:  What is an Official Plan?

Q:  What is “the plan” for the OP? 
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A: Most of the policies are 
excellent and will remain in 
place. However, some of the 
p o l i c i e s h a v e b e e n 
impossible to implement like 
the conversion policy and development controls in the Association 
areas. Resulting development has left owners in the high 
density areas at risk for, and personally liable, for 
contaminated drinking water. Since Associations are most at 
risk, these proposed policy changes will affect them the most — in 
a positive way — once they are compliant with Ontario laws and 
standards. 

In short, people are increasingly using the “recreational” 
structures for full-time residential use, or intense short-term use. 
It’s a sign of the times! People want to invest and live in Shuniah!  

Most agencies that regulate health and safety do so on the 
assumption that any new residential structure is permanent with 
year-round use. Shuniah’s development policies need to catch-up 
to keep everyone safe and free of liability. 

This goal of safe/compliant servicing will not change from the 
current OP to the new one; it’s how the policies are implemented 
that will change — and will benefit everyone in the end. 

“Doing nothing” is not an option at this point.  
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Q:  Why change the current OP 
policies? 

SEE PROPOSED OFFICIAL PLAN POLICIES IN DOCUMENT A.
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A: It means that to reduce 
your health and safety risk in 
an affordable way, the 
f o l l o w i n g O P p o l i c y 
directions are proposed:    

 

Step one is to pause all development in the high density 
areas to get a clear understanding of what type of drinking 

water sources and what type of sewage disposal systems are 
being used in each camp or home. The Associations will continue 
to be regarded as a single entity, so co-owners will have to work 
together with their Executive (with the support of Municipal staff) 
to gather the data.* Minor repairs will be permitted. 

Step two is to make sure existing wells and sewage 
systems are safe (i.e., compliant with Ontario Building Code). 

This will include septic tank inspections and water testing. To 
achieve compliance in Associations, it may be most efficient to 
first become freehold or condominium ownership. * 

Step two will be implemented through a “green star” program. 
In summary, once you are in compliance for both water and 
wastewater, your property will receive a green star on file. 
The Municipality will then be free to process any applications.  
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Q: I own a camp in a high density 
area. What does it mean for me?
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Note that all sites in an Association must be compliant for the 
property to be deemed compliant since all land is co-owned.  

This “green star” program aims to eliminate the need for a 
very costly user-pay communal/municipal water and 
wastewater system outlined in the study. It shares the same 
goal (i.e., safe servicing) as the conversion policy and other 
current OP policies, but is implemented differently.  
  

A: It may feel unfair, but in 
an Association, you may be in 
a situation where you share 
ownership of your 
neighbour’s non-compliant 
septic system which is 
seeping into your other 
neighbour’s non-compliant drinking water source. You co-own 
liability along with co-ownership of the land. The proposed policy 
changes aim to fix this by halting all development until compliance 
(i.e., safe servicing) is achieved.  
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SEE THE PROPOSED “GREEN STAR” PROGRAM IN DOCUMENT B. 

Q: I own a camp which is 
compliant (in an Association). 
Why can’t I apply for a building 
permit?  
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A: This has yet to be 
confirmed, but the site visit 
from the Municipality for 
the water testing will be 
user-pay, similar to that of the Thunder Bay District Health Unit 
septic system site visits — in the range of $225. The lab work for 
the water samples is free. The Associations will have the added 
cost of a third party data collection and land surveyor which is 
currently unknown. Any required upgrades will be user-pay.* 

However, we do know the “green star” program will be vastly 
cheaper than communal systems to limit risk and liability while 
increasing property value once implemented.  It’s a win-win 
outcome. 

The Municipality intends to work with the real estate industry to 
ensure potential purchasers are aware of the status of compliance 
in the high density areas before investing. 

A: If you do not own 
real estate in a high 
density area, you will 
be sub jec t t o the 
proposed OP policies 
for your geography. 

Please take time to review them as they are released. Council 
needs your input! 
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Q:  I don't own anything in a high 
density area. What do I do? 

Q:  How much will the “green 
star” program cost?
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A: There will be a number of 
proposed changes coming for 
which your input wi l l be 
important. The priorities are in 
Document C. All proposed 
changes will be available for viewing and comments at future 
public meetings or from the Municipality. 
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Q: Are there other OP changes 
that may impact me? 

FOR DRAFT OP INPUT, GO TO SHUNIAH.ORG, CALL 683-4540, OR 
EMAIL NHUNLEY@SHUNIAH.ORG.

GO TO DRAFT OFFICIAL PLAN FOR PROPOSED CHANGES AND 
DOCUMENT C FOR A COMPARISON TABLE OF KEY CHANGES.

http://shuniah.org
mailto:NHUNLEY@shuniah.org
http://shuniah.org
mailto:NHUNLEY@shuniah.org
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*The Municipality is willing to retain a third party to collect the 
information from all Associations to reduce costs for owners; and 
has offered to set up a payment plan for this user-pay initiative.  

A Reference Plan showing all services and structures will be 
required. To this end, the Municipality is also willing to retain a 
Land Surveyor to reduce the user-pay costs to the Associations.  

The Municipality is encouraging Associations to become freehold 
and will assist with the path to achieving this (e.g., multiple 
consents, subdivision, condominium, easements, access, leases, 
etc.).  
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GO TO DOCUMENT D - PATH TO FREEHOLD/CONDOMINIUM.
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DOCUMENT A 

Municipality of Shuniah 

Proposed Official Plan Policies and Policy Direction 

April 24, 2018 
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Proposed Official Plan Policies 

NOTE: The proposed policies below will eventually be integrated with the draft Official 
Plan (OP) so numbering and order may change.   

1. Council is committed to creating a strong, prosperous and healthy community by 
ensuring all residents have equal opportunity for accessing safe drinking water and 
shared community resources. In order to achieve this, Council will: 

 1.1 work with the various cottage and camper associations to identify/locate all  
 parcel boundaries, drinking water sources and septic services in the high density  
 areas as identified in the Master Wastewater and Water Servicing Plan   
 (MWWSP);  

 1.2 enhance outreach efforts to inform landowners of the importance of compliant 
 water and wastewater treatment and the health and safety risk (liability)   
 associated with contamination; 

 1.3 enhance efforts to encourage the conversion of association lands into legal  
 condominium and/or freehold parcels while respecting and retaining the unique  
 characteristics valued by the residents such as shared amenities like trails, tennis 
 courts, recreational activities, community gathering places, etc.; 

 1.4 work with the landowners in high density areas as well as the Ministry of  
 Environment and Climate Change (MOECC) and Thunder Bay District Health  
 Unit (TBDHU), as needed, to implement water monitoring in accordance with the  
 MWWSP. At the time of writing, there has been no record of contamination. If  
 contamination is identified, user-pay servicing upgrades and/or communal   
 services may be necessary. Development is not permitted until water monitoring  
 shows no contamination, and the landowner demonstrates compliance i.e. no  
 building permit or planning approvals issued; 
  
 1.5 work with landowners in high density areas to implement a wastewater  
 management program in areas of non-compliance e.g., undersized lots that do  
 not have septic approval within the last 5 years or required separation distance  
 from well(s), and do not have a reference plan showing legal boundaries, etc. 

 1.6 Together, the water monitoring and wastewater management program will be  
 known locally as the “green star” program since those in the high density areas  
 that are in compliance will have a green star placed on their municipal database  
 profile which will be available to the public and real estate industry to add value  
 to real estate while protecting public health and safety. 

2. If the water monitoring and wastewater management do not show compliance has 
been achieved; then servicing upgrades may necessary to address contamination/
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health and safety issues. If user-pay on-site servicing cannot address the issue, user-
pay communal systems may be require. However, the preferred servicing option(s) will 
be selected based on the MWWSP and community input. 

3. If there are servicing upgrades (which successfully addressed water and wastewater 
issues) that result in greater development potential, the Municipality may amend the 
Official Plan to permit it.  
  
 3.1 Any increase in density will be accompanied by enhanced publicly-accessible 
 shared amenity place to create new recreation and community economic   
 development opportunities.  

4. Water and Wastewater Protection Area 

 4.1 The Water and Wastewater Protection Area (WWPA) is delineated by a  
 dotted line over groups of lots in the high density area on the MWWMP map. The 
 dotted line encompasses the space that may be required for future communal  
 servicing due to many of the lots being non-compliant i.e. undersized according  
 to current health protection legislation and guidelines. 

 4.2 Only temporary structures (definition of “temporary” is to be determined) and  
 uses which facilitate or will not impede potential communal servicing may be  
 permitted inside the WWPA. A user-pay site visit will be required by staff to  
 establish the site-specific location for the proposed development. The   
 Comprehensive Zoning By-law will be updated to reflect the  WWPA lines. 

5. Any remaining shoreline allowances and road allowances leading to shoreline will not 
be sold. 

Proposed Official Plan Policy Directions (i.e. the following 
ideas have yet to be developed into policy/action): 

•  As inferred by the MWWSP, every available tool should be employed by the 
Municipality in order to give notice to current and future home owners that they 
are in an area where wells and/or septic are non-compliant; and while the 
Municipality is not responsible for their water/waste, it is committed to working 
with homeowners to find a permanent management solution i.e. the MWWSP, 
proposed new policies, community engagement, “green star” program. 

•   Council may consider using implementation tools such as the Shuniah News, 
restrictive covenants on title, regular notices to Real Estate Board (Real Estate 
Agents are legally bound to disclose what they know about the property), 
Association Executives and tax bills.  

•   Council may request that Real Estate agents include a signed affidavit on the 
agreement of purchase and sale to demonstrate that new owners are aware. 
This “notice” can also (potentially) be made a requirement for building permits. 
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Agent and vendors will likely realize their property is worth more with compliant 
servicing.  

•  If needed, Council may ask Associations to consider utilizing first rights of refusal 
to purchase and merge lots where contamination is imminent. A reference plan, 
plan of subdivision/condominium or consents would be required for this.  

•   Council is proposing to remove the potential for increased density from 
Associations. (i.e. No more allowable numbers) to prevent exacerbation of risk. 

•   Council may consider allowing plans of subdivision/multiple consents to replace 
shared ownership of Association lands. 

•   In the Association areas, Council will consider requiring new reference plans 
where two adjoining sites merge and are undersized.  

•   Council may consider strengthening OP policies restricting creation of new 
private roads. 

•    Council may consider requiring all residents to have on-site servicing including 
water that not drawn from the lake unless demonstrated that the system is 
designed for year-round use.  

•    Council may consider promoting beach-front commercial development in certain 
areas. 

•   Council may consider replacing requirement for a hydrogeological study with 
proof of water quality and quantity and safe wastewater servicing in certain 
circumstances to make it easier for the applicant. 

•   Council may continue to direct heavy industrial development and commercial 
development that serves the region and beyond, to the Hwy 11/17 corridor, 
subject to water/wastewater servicing per the Report. Hubs will be the focus of 
development. 

•    Council may continue to encourage Commercial (including home businesses) in 
a node or along the Lakeshore drive. Council may consider conducting a 
Hydrogeological Assessment Study to establish boundaries and density of any 
node. Once a growing “employment area” is established in any given node, 
Council can consider increasing residential density in a modest way (to recognize 
the low regional growth) that further supports the commercial development.  

•    Council may consider using tools for implementation including but not limited to: 
Site Plan Control, Interim Control By-laws, Holding Zones, boil water advisories, 
signage with warnings, and municipally-drilled monitoring wells and/or 
hydrogeological test wells (user-pay). 

A note on communal services in Ontario: 
•  In comparing three other Ontario municipalities with similar development 

patterns to Shuniah, one municipality leaves it to “buyer beware” for drinking 
water, but has a very detailed septic tank management program. (Apparently, it 
took approx. 10 years for people to accept it but is a success...the residents 
are a mix of seasonal and permanent on the shores of Georgian Bay on 
undersized lots). One municipality accessed funding programs and “forced” all 
well users onto municipal water over a 20-year capital plan (including 
shoreline). Some neighbourhoods will continue to be serviced by class IV 
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septic which are not monitored for performance. Kakabeka (and other areas in 
Oliver Paipoonge) has very undersized lots with no monitoring of either 
drinking water or septic performance, however, there is gravel overburden. 
Some Rosslyn residents were forced onto a user-pay communal well. 
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Municipality of Shuniah  

Proposed “Green Star” Program for Residences Located in the 
High Density Areas 

April 24, 2018 
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Background 

Council is committed to protecting the health and safety of Shuniah landowners; and 
through the Official Plan policy update process, commissioned the completion of a 
Master Wastewater and Water Servicing Plan (MWWSP), formerly known as the “SOS”, 
by the KGS Group. 

The MWWSP identifies areas that are high density. Many of these areas have either 
unidentified water and wastewater servicing, or are non-compliant with current 
standards (e.g., drinking water source being too close to wastewater (sewage)). They 
are at risk for contamination.  

They key outcome of the proposed “green star” program is to avoid costly installation of 
user-pay communal systems in the high density areas, per the MWWSP options, while 
protecting health and safety. 

To date there has been no reports of contamination — but also no formal testing has 
occurred.  

The first step of the program is identify types of water supply in the high density areas 
(e.g., lake water, well water, shipped).  

The second is to test and monitor well water. Well water is being targeted due to risk of 
contamination from wastewater and also accessibility i.e., sampling drinking water piped 
from Lake Superior would not be expected to yield accurate results due to currents and 
waves.  

Third is to identify wastewater systems in close proximity to the wells (e.g., septic tank, 
pit privy, compost toilet with leaching bed, none) in order to determine the separation 
distances to the drinking water sources.  

Fourth is to determine if the those wastewater systems are compliant with the Ontario 
Building Code requirements, e.g., well-wastewater separation distance (actual distance 
will depend on type of well and type of sewage disposal). 

Fifth and final will be to log compliance in the Municipal data base to inform 
development decisions on each property, and to inform potential real estate purchasers, 
similar to the way zoning compliance is used.  

Those who are compliant in both water and wastewater will have a green star, and will 
be eligible to move forward with any development applications as usual. They are also 
free to advertise a “green star rating” when marketing their property. 

By virtue of shared ownership, the Associations will continue to be treated as an 
individual property; i.e., they will be not considered compliant, until ALL sites within the 
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Association Lands are compliant. Associations need to continue to be treated as the 
single entity they are, in order to successfully implement the program. Once all sites are 
compliant (including a reference plan) limited development can resume (e.g., individual 
site upgrades if other usual applicable planning considerations are satisfied). There will 
be no new residences permitted to be built in Association Lands in order to maintain 
public health and safety, regardless of compliance status. Association co-owners may 
find that the most efficient means to achieving compliance and to optimize real estate 
value is to become freehold/condominium. The Municipality is supportive of 
Associations becoming freehold/condominium and will provide supports.* 

 
Water Quality Monitoring 

All residences within the high density areas that have a well located closer to a 
wastewater management system than permitted by the Ontario Building Code shall 
participate in the program.  

A reference plan will be required to map exact locations of wells and wastewater 
systems.* 

Each well will be tested in Spring (May 15 – June 15), Summer (June 16 – September 
14), Fall (September 15 – August 15) to yield samples in various groundwater 
conditions, while keeping the timeline as reasonable as possible.  

Participants will be asked to allow municipal staff into the residence (with them or their 
representative present) to access the tap that originates from the well. Staff (likely 
summer a student) will be trained on the Ministry of Health and Long Term Care 
(MOHLTC) sample collection specifications. 

Only those parameters set out by the MOHLTC will be considered. Prepared bottles 
from the MOHLTC will be used.  

Bacterial results must be in a safe range in accordance with the MOHLTC guidelines.  

If they are not, owners must follow the Ministry of Environment and Climate Change 
(MOECC) guidelines for well and well water system treatment (available at the 
Municipal office); and begin the testing program again once wastewater systems in 
proximity are compliant. 

The water sample bottle and analysis are paid for by the Province, but the staff time and 
transportation expenses will need to be covered by the landowner. The cost is expected 
to be similar to that of the Thunder Bay District Health Unit (TBDHU) for sewage site 
visits - in the range of $225 - and will be in addition to the survey costs. 
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Wastewater Management 

All landowners in the high density areas will be required to show that their wastewater 
system is in compliance with Thunder Bay District Health Unit or MOECC regulations, 
including meeting Building Code separation distance to the nearest water well(s). 

If they are not, they will either have to install a system (most likely a holding tank) to 
come into compliance; or in certain circumstances show proof they have pumped their 
septic tank every five years (if applicable); or prove they have a safe wastewater 
system, assuming the well water monitoring has shown no contamination within the 
Building Code separation distance.  

This will be a user-pay system. 

*The Municipality is willing to retain a third party on behalf of all Associations to 
complete servicing data collection/mapping and reference plans, in order to keep costs 
to a minimum. It will be user-pay; but actual billing can take place over a series of 
months or years to minimize impact to owners who can’t easily pay the full amount at 
once. Increased property values will result in policies being implemented, so long term 
financial impact is expected to be positive. The Municipality will also provide process 
supports for consent, subdivision, easement, condominium, lease that would facilitate 
freehold/condominium ownership. See DOCUMENT D.
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DOCUMENT C DRAFT 
This table is intended to present draft policy solutions to the Master Water and Wastewater Management Plan (formerly known as the 
“SOS”) recommendations. Documents A & B, mapping, and additional information will be provided separately due to size and detail. 

Comparison of Key Current Official Plan Policies with Proposed 
April 12, 2018 

 

Despite years of effort, 

conversion policy 

impossible to implement 

since the concept of 

“recreational use” (or 

seasonal use) is not 

easily defined. 

Remove concept of conversion, including 

“recreational” or seasonal use, so that all 

homes are recognized as having the potential 

to be used anytime without restriction. 

Should result in fewer headaches for 

developers, residents and staff, but the 

policies that require proof of safe/compliant 

water and wastewater servicing prior to 

development will remain. Building permits 

will not be issued until water and wastewater 

servicing is compliant. This will affect the 

Associations most profoundly, both by 

increasing the value for owners in the long 

term; and by preventing individual sites 

within them from developing in the short 

term (until compliance is achieved — just 

like any individual property owner). 

 
Current 

 
Proposed 

 
Notes 

Historically, multiple homes 

have been, and still are 

permitted on a single piece 

of property (Associations) 

resulting in unsafe and 

uncontrolled development. 

No additional new residential development 

will be permitted on Association lands until 

they become compliant for safe drinking 

water and septic. Building permits for 

upgrades/ rebuilds may be issued once 

servicing is shown to be safe for the entire 

Association (this may require a reference plan 

and/or change of ownership to freehold or 

condominium). No more “allowable numbers” 

for building in the Association lands. 

The requirement to demonstrate safe 

servicing prior to building permit is not 

new. The concept of pausing development 

for the entire Association is new in order to 

make the requirements “implementable”. 
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Current 
 

Proposed 
 

Notes 

The Associations are treated as a 

single entity except when 

individual home-owners want to 

develop. 

Associations will be treated as single entities 

in all respects to make the servicing policy 

“implementable”. 

This is necessary to implement safe 

drinking water policies and other good 

planning policies that prevent land use 

conflict. 

Safe/compliant water and 

wastewater servicing 

required prior to 

development. 

This remains unchanged, however, those 

in high density areas (including 

Associations), will become part of the 

“green star” program in effort to avoid 

costly user-pay communal servicing (to 

address the liability/risk related to cross- 

contamination of drinking water with 

sewage). 

Requiring water and wastewater servicing 

be compliant prior to development is not a 

new concept, but the high-density areas 

will be part of the “green star” program to 

compel owners to participate, thus 

making it both “implementable” and 

affordable. Development potential may 

increase as a result along with property 

values. 

In certain circumstances a 

hydrogeological study is a 

pre- requisite to 

development. 

Policies relating to smaller developments 

will have the requirement for a 

hydrogeological study replaced with proof 

of safe/complaint water and wastewater 

serving where such a large study is not 

warranted to achieve the same outcome. 

Safe/compliant water and wastewater 

management can be achieved in more 

than one way. For smaller applications, a 

hydrogeological study may be “overkill”. 
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