Greater Miramichi Service Commission
REGIONAL PLANNING REVIEW AND ADJUSTMENT COMMITTEE (PRAC)
Meeting Minutes 2025-2
Tuesday, May 29, 2025 at 9:00 a.m.
GMSC Boardroom 1773 Water Street (Bottom Floor) Miramichi

MEMBERS PRESENT:  Judy Lavergne, Glen Harding,  Kevin Russell, David Donahue
ALSO PRESENT:  Roberta McIntyre, CEO, Julien Robichaud, Development Officer, Edna Moorhouse, Recording Secretary, Nic O’Dette, Planning Services Manager, Alex Hanes, Planner, Justin Forbes, Planning Director, Nathan Delong, Media, Margaret Green, Morris Green, Art O’Donnell
VIRTUAL:
Dallas Urqhart (applicant), Darlene Chappell, Wayne Chappell, Samantha Larochelle (Approvals Coordinator), Leonard Peterson, Linda Peterson, Krista Lambert, Shawn Brown, Doreen Parker, Carl Price, Beresford Price, Ove Neese, Karen Petitpas
1. APPROVAL OF AGENDA
Moved by Kevin Russell, Seconded David Donahue
MOTION: “That the agenda be accepted, as approved.
												Carried
2. APPROVAL OF MINUTES (meeting 2025-01 held April 22, 2024) 
Moved by David Donahue, Seconded by Kevin Russell
MOTION: “That the minutes be accepted as approved.”
												Carried
3. DECLARATION OF CONFLICT OF INTEREST
None

4. NEW BUSINESS	- ITEM 2025-2-1 – Similar/Compatible Use Variance Application	
Applicant:  Dallas Urquhart – PID 40341406 - 560 Main St., Doaktown, NB.  
			
Presentation by Nic O’Dette, Planning Services Manager	
Nic delivered an overview of the application and staff’s analysis, highlighting both technical details and planning considerations.    The proposal involves the development of 10 detached, single storey rental  homes, each approximately 768 sq ft.  The site is proposed to be serviced by municipal water and sewer, with services available along Main Street. Final connection details and infrastructure requirements would need to be confirmed at the permit stage, in consultation with the Village of Doaktown and its Engineering Consultant. The site is zoned Residential (RES) under the Village of Doaktown Rural Plan.  Single dwellings and mini-homes are permitted in the zone, the proposed rental model is not listed as a permitted or conditional use, requiring Similar/Compatible Use Variance under Sec 55(1) (a) of the Community Planning Act and Section 8.7.2 of the Rural Plan.  The plan does encourage residential infill, serviced development and diverse housing forms for an aging population, but also emphasizes compatibility with neighborhood character.
Staff issued written notification to 25 property owners within an expanded 100 m radius (beyond the standard 30m), as authorized by the Planning Director.  Notification signage was posted on-site May 8, 2025.  In response, staff received 8 letters of objection from nearby residents and a petition signed by 32 residents, including multiple signings from the letter submissions.
Objections focused on issues such as increased density, neighborhood character, property drainage and run-off, safety and traffic impacts, municipal servicing capacity.
The Mayor of Doaktown submitted a letter raising concerns about compatibility, process and servicing feasibility which was received after the staff report was issued.
The Village’s Engineering Consultant reviewed the servicing implications and confirmed that no capacity issues exist with the Village water and sewer systems for a 10 unit development.  Topographical constraints (the site being lower than the road) may present design and cost challenges.  The Regional Housing Authority expressed support for the proposal, noting the benefit to the local aging population.  Growing Greater Miramichi provided written support, identifying the project as addressing a regional housing need.
Staff determined that the proposed development is functionally similar to rowhouse or multi-unit housing, which are conditionally permitted in the RES zone, and aligns with policy goals around service, compact and accessible housing.  Staff acknowledged that the proposal deviates from the typical low-density built form in the area and that perceived ncompatibility had been raised strongly by community members.		 
Staff Recommendations:
Staff recommended that the variance be approved, subject to 8 conditions designed to mitigate concerns and ensure technical compliance at the permit stage.  These included:
1. Consultation with Public Works/Engineer on servicing, drainage, grading and traffic.
2. Submission of a storm water Management Plan to avoid impacts on neighbouring properties.
3. Limiting building size to a maximum of 1,000 sq ft per unit.
4. Adherence to the submitted site plan, subject to zoning adjustments.
5. Ensuring full compliance with Residential zone standards.
6. 6 Provision of a maintenance plan for shared areas (Driveways, access, amenities).
7. Identification of snow storage areas that do not obstruct access or encroach on Route 8.
8. Exterior lighting to be modest, down-shielded and respectful of rural character.
Nic concluded by noting that the variance decision is land use based only (not a building permit approval) and must be grounded in policy, objective criteria and the requirements of the Community Planning Act.
Applicant’s Statement:
Dallas emphasized the demand for senior friendly housing, accessible, affordable, single level dwellings.  He said he did receive some Community support from some individuals.  He expressed willingness to consider reducing the number of units.


Morris Green, Community Spokesperson for Doaktown cited the history of the Charter Subdivision (1976).  He said the proposed development would significantly increase density.  It is being opposed based on Village character, planning principles, and policy misalignment.  He mentioned lack of public consultation by the applicant and also raised issues with topography, soil conditions, cost of fill and engineering.
The Mayor of Doaktown, Art O’Donnell advised that the Village acquired a site more appropriate for the development.  He also said the applicant did not consult with Council or staff.  Council unanimously opposes development at this location.
Chair of the Regional PRAC Committee, Glen Harding then spoke:
On deficiencies of the development.  One being sewage, cannot be confirmed that the site has Village water and sewer.  As of this date you cannot hook onto the water and sewer on that site at a reasonable cost.  He said we cannot make decisions based on what might happen after, it’s not good planning and it’s not responsible.  He stated the municipal servicing was not yet confirmed as feasible or affordable for the site and that PRAC must base its decision on existing conditions, not future upgrades.  Therefore, the application does not meet the criterion of being desirable for development.  Decisions must be made based on the Village of Doaktown By-Law.  He said the rural plan prioritizes preserving established neighborhood character and directing higher-density growth to the Village Center.  The proposed development conflicts with the general intent of the Doaktown rural plan and thus fails this criterion says Glen Harding.  
Glen added the other item is traffic patterns, it will create problems with the five people who directly surround the property., its going to increase traffic flow.  He said he considers it a lesser issue but the traffic concerns stemming from the circular driveway layout and closeness to neighboring properties is relevant enough to include.   Also it has to have architectural design that is compatible with the nature of the neighborhood and the PRAC has received no actual design drawings.  There was one drawing this morning but he didn’t think there were any heights on the drawing or showed what what the buildings are going to look like.  The Chair concluded that there was insufficient design detail provided to evaluate whether the proposed building were compatible in style and scale with surrounding homes, without elevations or confirmed materials.  He also stated the public has a right for input in all of PRAC’s decisions, no matter where they are, in item 5 it says PRAC has to decide this project is viewed as compatible with the neighborhood as determined by public input.  We have a petition signed by 32 residents.  We have 8 letters of opposition to the project and a letter from Village Council in opposition.  The Village residents have made it clear that they do not think it is compatible.  We are instructed by the Village By-Law to assess what the Village residents are saying, that’s not optional.  It’s not our opinion, it’s required.  The Chair, Glen Harding cited overwhelming Community opposition and emphasized that public input is not discretionary under the Village By-Law.  The petition, letters and Council resolution indicated clear public rejection of the proposal.  He expressed serious concern about the staff’s report citation of 716645 NB Inc vs Riverview PAC, which was used to suggest public opposition could not be a basis for denial.  The information on the screen has been presented to us to try to tell PRAC that we are not to listen to the public, this is not what is in the Tribunal report.  Riverview did not turn down a residential development, they added stipulations for a fence.  He submitted the actual ruling for the official record and added:  To do our job correctly, we rely on the Service Commission to present true, honest facts.  We don’t want things that aren’t correct.  We have to trust what we receive from the Commission.
Motion by Chairperson, Glen Harding to deny the application for a Similar/Compatible Use Variance at 560 Main St., Doaktown, based on the five criteria in Section 8.7.2© of the Village of Doaktown Rural Plan and findings outlined in the Chair’s report.
Seconded:	David Donahue
The Chair then addressed Robert’s Rules of Order during the meeting to clarify that his actions, specifically making a motion from the Chair and participating actively in the debate were in line with proper procedure for small Boards.
This is what he said about Robert’s Rules:
“Before I ask for the vote, I know this is going to come up at some point in time, that maybe I may have not correctly chaired the meeting as per Robert’s Rules of Order.  There may be a question on how I did this, but on March 30, 2015, Robert’s Rules of Order, page 469  - 471, has rules for small groups.  We are a small group – 4 members.”  
“The Chairperson doesn’t have to stand to make motions.  Motions are not seconded, but can be.  The important thing is the Chairperson can participate in debate as any other Board member and can make motions”  This clarification was provided before the final vote in anticipation of any procedural challenges related to the Chair’s dual role in facilitating and moving the motion.”
Member Remarks:
David Donahue acknowledged the value if the project but expressed concern with the location.
Judy Lavergne noted there is a breakdown in communication between the developer and the Community.
Kevin Russell emphasized desire for development but not in the location and stressed the importance of process.
VOTE:  4 in favour
Motion carried.
Moved by David Donahue to adjourn the meeting at 1:30 p.m.

_____________________________			________________________________
Glen Harding, Chairman				Nic O’Dette, Planning Services Manager


_______________________________
Edna Moorhouse, Recording Secretary






5. ADJOURNMENT
Moved by: Robert McLeod
RESOLUTION: “that there being no further business, the meeting adjourned at 2:40 pm.
________________________			_________________________________
Glen Harding, Chairman				Nic O’Dette, Planning Services Manager
________________________
Edna Moorhouse, Recording Secretary
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