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PLANNING STAFF REPORT 
SUBJECT: Pursuant to Section 110(1) of the Community Planning Act (C-19), the City of 

Miramichi has requested the views of the Greater Miramichi Regional 

Service Commission – Planning Review and Adjustment Committee on an 

Application to amend: 

1. Schedule A: Future Land Use Map of the City of the Miramichi 

Municipal Plan (By-law No. 109) to change the designation from 

“Institutional” to “Residential”; and 

2. Schedule A: Zoning Map of the City of Miramichi Zoning By-law (By- law 

No. 110) to change the zoning from “Institutional (IN)” to “Residential 

Single- or Two-Unit Dwelling (R-2)”, 

For an approximately 7500m2 portion of the Subject Property described as PID 

40063265, located at 4464 Water Street in the City of Miramichi, to allow 

the conversion of the existing church and existing rectory into single unit 

dwellings. 
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A Municipal Plan and Zoning By-law Amendment application has been submitted to Planning Services by 

Randy Waye regarding the Subject Property described as PID 40063265, located at 4464 Water Street in 

the City of Miramichi. The application is to change the municipal plan designation from “Institutional” to 

“Residential”, and the zoning designation from “Institutional (IN)” to “Residential Single- or Two-Unit 

Dwelling (R-2)”. 

This application is to allow for the existing church and rectory buildings to be converted into 

single-unit dwellings, and further, subdivided onto their own lots. 

The Table below provides an overview of the Application. 

Figure 1: Aerial Image Location of Subject Property outlined in blue 
 

I. APPLICATION OVERVIEW 
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Figure 2: Oblique Aerial Image of Subject Properties outlined in blue 

 
 

 

Table 1: Randy Waye - Plan Amendment & Rezoning Application Overview 
 

Property Owner/Applicant Details 

Property Owner Roman Catholic Bishop of Saint John 

Applicant Randy Waye 

Subject Properties Details (see attached Subject Properties Map) 

Property Identification Numbers (PID) 40063265 

Shape Irregular 

Area 1ha (2.47 acres)  

Access Water Street/Black Brook Road 
Services Municipal sewer existing; private well water 

Zoning and Municipal Plan Details 

Current Zoning Institutional (IN) 
Single or Two-Unit Dwelling (R-2) 

Future Land Use Designation Institutional 
Residential 

Land Use 

Existing Church and rectory 

Proposed Use PID 40063265: Conversion of existing church and rectory 

buildings into single-unit dwellings 
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The following list provides a summary of the proposed use of the Subject Property, should the Plan 

Amendment and Rezoning be approved: 

- Access to the property will remain via Water Street/Black Brook Road 

- The current church building will be converted into a residential single-unit dwelling 

- The current rectory building will be converted into a residential single-unit dwelling 

- Any potential development would still be subject to the “Residential Single- or Two-Unit 

Dwelling (R-2)” and other zoning regulations (for setback, lot coverage, parking, screening, etc. 

(along with any potential conditions that Council wishes to impose). 

 

The applicant is proposing to subdivide the property into four new lots for residential 

purposes (including one each for the subject buildings), along with five parcels to be 

added to adjacent occupied properties. An approximately 2500m2 portion of the property 

at the south is currently zoned R-2, and designated as Residential, and is not subject to 

this application. 
 

 
(A)  Municipal Plan 

The Municipal Plan sets out Miramichi City Council’s long-term policies and proposals to guide future 

land use and development within the Municipality. The Plan is intended to be used by Council, City 

Staff, GMRSC Planning Services and PRAC, developers, businesses, community organizations, and 

residents to guide day-to-day decisions affecting development. 

 

 

 

 

 

 

 

II. PROPOSED USE 

III. PLANNING CONSIDERATIONS 
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Figure 3: Municipal Plan Designations Map 

 

The Subject Property is designated as “Institutional” by Schedule A: Future Land Use Map of the Municipal 

Plan (By-law No. 109). The subject portion of the property does not have designations under Schedule B: 

Residential Hierarchy & Designations or Schedule C: Commercial Hierarchy & Designations.  

This portion of Water Street is designated as a “Residential Collector Road” by Schedule D: Road Hierarchy & 

Designations. Black Brook Rd is designated as a “Local Road”.
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The Applicant’s proposal aligns with the following policies and proposals from the Municipal Plan: 

 

Proposed use: Municipal plan (By-law N0 109) excerpts: 

Adaptative reuse and sustainability: 
Repurposing existing underused buildings reduces the 
demand for new construction materials and thus 
saves resources and minimizes environmental impact.  
  

Section 2(E): Efficient, Compatible 
Development 
Policy 1: 
“It is a policy of Council to ensure that general 
growth and development is cost effective, 
compatible, and environmentally sound […]” 

Adequate housing: 
Converting existing non-residential buildings into 
residential dwellings adds to the housing supply and 
thus addresses the needs of the growing population. 

Section 4(B): Residential 
It is a goal of the Plan: 
“To have an adequate supply of residential land 
designated […] to meet the diverse needs of the 
present and future population.” 
 
Section 2(D): Growth strategy 

“The City will focus on achieving build-out of 
the City’s under-occupied residential 
subdivisions, primarily with single-detached 
dwelling developments, […].” 
 

Section 2(D): 
Goal 3: 
“To sustain the community at its current (and 
eventually higher) levels of population and 
skilled workforce including retention of young 
people, families, and newcomers.”  

Sustainable development: 
The area where the property is located is mainly 
residential and next to a rural area. The conversion of 
existing buildings allows for a more efficient land use 
by using the existing infrastructure. It helps reduce 
urban sprawl and thus aligns with sustainability goals. 
Further, this area is serviced by municipal sewer 
servicing. 

Section 13(B):  
“[…] that prevents residential sprawl outside of 
the City’s urban areas.” 
 
Section 13(B):  
Policy 2: 
“Encourage sustainable development 
practices.”  

 

 
(B) Zoning By-law – Site Development Regulations and Considerations 

The applicable site development regulations are contained in the Zoning By-law (By-law No. 110), 

which includes several general provisions that apply to development in all areas of the City and 

provisions that are specific to the zoning of the Subject Property (e.g., permitted uses, setbacks, 

landscaping and screening requirements, size restrictions, etc.). The Zoning By-law also contains 
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regulations that apply specifically to offer site elements like driveway access, parking, loading, and 

signage. 

The proposed residential use is not permitted under the current “Institutional (IN)” zoning of the subject 

property. The proposed uses are permitted under the “Residential Single- or Two-Unit Dwelling (R-2)” 

zone (on separate lots, as proposed). The “(R-2)” zone allows for residential development up to 3 units (or 

three rowhouse units) per lot, and is a zoning designation that is typically used throughout low-density 

residential areas of the City. This zone also allows for a number of secondary uses, including an 

accessory dwelling unit, home business, and home daycare amongst others. 

Figure 4: Zoning By-law (By-law No. 110) – Zoning Map 

 

 

 
Zoning regulations and other provisions can provide certainty about a future development. However, as 

a redevelopment of the existing buildings on the property (with no expansion or intensification of use), it 

is expected that the proposal will meet all Zoning By-law requirements. Some characteristics of the site 

are considered “existing conditions” and may not be expected to be brought into compliance with 

zoning requirements, at the discretion of the Development Officer. 

If the Plan Amendment & Rezoning is approved, the Applicant will require a building permit from the 

GMRSC Planning Services Office, for the redevelopment of both the existing church and rectory 
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buildings.  

The applicable zoning regulations of the “Residential Single- or Two-Unit Dwelling (R-2)” zone vary based 

on the residential use proposed, but are generally as listed below: 

 

“Residential Single- or Two-Unit Dwelling (R-2)” Zoning Regulations (and S. 3.1.2 b regulations) 

Minimum lot area 690m2 

Minimum lot frontage 23m 

Minimum lot depth 30m 

Minimum lot frontage / dwelling unit (new lots) 11m 

Minimum lot area / dwelling unit (new lots) 330m2 

Minimum front yard In accordance with section 3.1.4 

Minimum side yard 2.4 

Minimum rear yard 6.1 

Maximum lot coverage 40% 

Maximum height 11.0m 

Maximum coverage by open parking areas, 

driveways and vehicle movement areas 

25% of the lot area 

 

In addition to the single/two-unit dwellings, the R-2 zone also permits these main uses: semi-detached 

dwellings (3.4.15), parks, and community placement residential facilities (3.4.1). Notably, the Zoning 

By-law restricts residential development in areas of the City that are not fully serviced (municipal water 

and sewer) to four units maximum, per lot.  

After the Plan Amendment and Rezoning Application is heard by City Council, there is no mechanism to 

add additional terms and conditions that are not regulated by the Zoning By-law. If PRAC or Council 

wishes to: 

1. Provide more immediate and long-term certainty with regard to the proposed rezoning; 

2. Address potential incompatibility with surrounding uses; or 

3. Restrict or relax the R-2 development rules. 

They should consider recommending/utilizing Section 59 of the Community Planning Act (C-19) to place 
additional terms and conditions on the use/development. 

Two of the proposed lots do not meet the minimum lot frontage requirements for new lots, and will require minor 
variances to be applied for (or adjustments to the final subdivision plan) prior to any final subdivision plan being 
approved. 
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(C) Neighbourhood Impacts and Compatibility with Surrounding Land Uses 

The following points summarize land use activities in the area: 

- The property is located in the Loggieville neighbourhood of the City. 

- The primary zone in the surrounding area is “Residential Single- or Two-Unit Dwelling (R-2)”.  

- The Subject Properties are primarily surrounded by low density residential land uses, with 

the exception of one business/light industrial use (Ronald Kelly Thermo Inc) 

- The property is located in close proximity to the Miramichi River (30m north, across Water St) 

- Wellington St is located nearby to the south, and is an important transportation 

route (cross-designated as NB-117) 

Considering the Subject Property and the immediate area described above and the broader community 

context, the proposed development should not present an intensity to the level of traffic, noise and 

overall activity that would surpass the existing conditions and patterns of activity in the 

neighbourhood. It is unlikely that residents and businesses in the area will object to the proposed 

development of the property, nor are they expected to generate a noticeable increase in traffic or noise 

in the area. Generally, it can be seen that the proposed uses represent a decrease in the intensity of 

use of the property, compared to the former church. 
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Specific neighbourhood impacts of concerns may be identified as the application progresses through the 

planning process (i.e., notification of property owners within 100m, notice in the local paper, and a 

Public Hearing). 

 
 
 
 

 

Pursuant to Section 110(1) of the Community Planning Act (C-19), it is the view of the Planning Review 

and Adjustment Committee (PRAC) of the Greater Miramichi Regional Service Commission that the City 

of Miramichi amend: 

1. Schedule A: Future Land Use Map of the City of the Miramichi Municipal Plan (By-law No. 

109) to change the designation from “Institutional” to “Residential”; and 

2. Schedule A: Zoning Map of the City of Miramichi Zoning By-law (By-law No. 110) to change 

the zoning from “Institutional (IN)” to “Residential Single- or Two-Unit Dwelling (R-2)”, 

For an approximately 7500m2 portion of the Subject Property described as PID 40063265, located at 4464 

Water Street in the City of Miramichi, to enable conversion of the existing church and rectory buildings 

into single-unit dwellings; subject to the following terms and conditions pursuant to Section 59 of the 

Community Planning Act (C-19): 

1. That the property be subdivided in general accordance with the tentative subdivision plan, 

prepared by T.G. Williston Surveys Ltd, to the satisfaction of the Development Officer, prior 

to the issuance of any required building permit(s) for the proposed developments. 

IV. STAFF RECOMMENDATIONS 
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ATTACHMENT 1 – Applicant’s Submission Document
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Photo 1: View of the former church building and rectory south from Water St 

 
 

Photo 2: View of the side of the former church building looking east from Black Brook St 
 



Agenda Item 2023-9-1 Randy Waye  

4464 Water Street, Plan Amendment and Rezoning 

 

Page 14 of 14  

 

Photo 3: View looking north along Black Brook St towards the Miramichi River 

 

Photo 4: View of the former rectory building looking south from Water St

 
 




