St. Charles Parish
Planning & Zoning Commission
July 9, 2008


Minutes


Mr. Becnel:  PZR-2008-08 requested by Tish Boudreaux for a change in zoning classification from C-2 to C-3 at 14180 Hwy. 90, Mozella, La,  (Lots 5, 6, 7, 14, 15, 16, Block 3, Mozella Townsite).  Council District 4.

Tish Boudreaux:  101 Fourth Street, Luling, La.  I am here to request a change in zoning from C-2 to C-3 for Boudreaux’s Collision Center.  I would like to re-locate my business from Fourth Street to Highway 90, which is a federal highway.

Mr. Becnel:  Any questions from the Commission at this point?  Anyone else here to speak in favor of this application?  Anyone here to speak against this application, please step forward.  Seeing none, the public is closed.  Mr. Romano.

Mr. Romano:  The applicant requests rezoning from C-2 to C-3 on 6 lots of the Mozella Townsite.  10 blocks platted on the north and south sides of Hwy 90 in 1938.  Specifically, the request is to expand an existing C-3 zoning district to encompass a site that, when resubdivided into one lot exceeds spatial requirements for the proposed zoning district.  The stated intent is to build and operate an automobile body shop on the site.  Resubdivision will be required prior to permitting.  In the unlikely event that the property does not get used for the stated intent, the lots would be nonconforming ( as to area and frontage) and could be resubdivivded into two C-3 development sites.  Commercial development and redevelopment has been sporadic in Mosella.  A fast food restaurant has been operating across the street on Hwy. 90 since 1993.  The gas station/convenience store adjacent to the site has been operating since 1995 and was upgraded last year.  A diner opened across Hwy 90 in 2001, and a strip mall was permitted west of Fourth Street this year.  As the requested zoning change is tied to a specific development proposal, granting the rezoning will likely lead to development.

In order to receive a recommendation for approval, a rezoning request must meet all of the criteria of at least one of the tests listed in applicable regulations.  This request meets all of the criteria of the second test which is designed to protect the public interest, to prevent overburden of public facilities, and to prevent incompatible land uses.

The first criterion regarding traffic congestion and safety is met.  With frontage on both Old Spanish Trail and US 90 and access to the grid street system of Mosella Townsite, this site has better traffic access than many commercial sites.  Furthermore, parking and loading design standards must be met through the commercial permit process.  Development of this site to a C-3 use is unlikely to cause traffic congestion.   The second criterion is met because commercial development is unlikely to impact public facilities such as schools or parks and also because impacts to other public facilities are offset during the commercial permit process (through sewer development fees and drainage plan review).   The third criterion attempts to protect the existing neighborhood; this criterion should not apply as the neighborhood is in transition from single-family to commercial.  With increasing traffic volumes and C-2/C-3 zoning on US 90, it is likely that this neighborhood will continue to transition from single-family/C-2 mix to C-2/C-3 mix.  

The fourth criterion regards balancing zoning and land use with population and public facilities.  Zoning/land use are not balanced with the in the area, that is largely due to development constraints.  While rezoning this site to C-3 won’t bring balance, it could help draw customers to support the existing C-2 businesses.  Development in the area is constrained by the railroad/wetlands to the north, the I-310/Hwy 90 interchange to the east, and wetlands to the south.  Residential development in the area is not sufficient to support the C-2 uses in the area—even at buildout of the vacant R-3 and R-1A land. Because the zone is a highway commercial district, those uses may encourage additional traffic to support the existing C-2 development.  As C-3 zoning allows almost all C-2 uses, C-3 may be the more appropriate zoning for this area. Thus Department recommends approval.

Mr. Clulee:  Ms. Boudreaux, Sheila Cheramie.

Ms. Boudreaux:  I think that’s her name, next door to the property.

Mr. Clulee:  Is that where she is?  The brick home? And Mr. Laque is on the other side.

Ms. Boudreaux:  Mr. Laque would be across the street.

Mr. Clulee:  I’m for this thing, but please be nice with your business.

Ms. Boudreaux:  I’m always nice, that’s my business.

Mr. Clulee: Thank you.

Mr. Becnel:  Any other questions?  Mr. Dufrene.

Mr. Dufrene:  Ms. Boudreaux, I have several questions, currently it’s a vacant lot correct?

Ms. Boudreaux:  yes it is.

Mr. Dufrene:  The questions I have are car storage, where do you plan on storing the vehicles.

Ms. Boudreaux:  Inside of the building.

Mr. Dufrene:  All of your vehicles will be stored inside out of site.

Ms. Boudreaux:  Or to the back of the building.  I’m leaning on whether a car can be moved or not moved.  If it is wrecked badly enough and maybe a tow truck has dropped it to the back of the building, which would be my plan for that property there.  Those cars would be stored to the back, but my insurance that I have, you have to have all cars stored inside of the building which is why I would like a bigger building.  

Mr. Dufrene:  What you call the back is Old Spanish Trail?

Ms. Boudreaux:  Yes sir.

Mr. Dufrene: Okay.  The second question that I have is building frontage and appearance.  What is the plan that you have for that building for facing Hwy. 90 as far as keeping up with appearances and promoting the appearances in the parish?

Ms. Boudreaux:  First off, I will follow all the guidelines that St. Charles Parish has, which I have looked over.  It’s going to be a metal building similar to the one that I have on Fourth Street now.  Simple requirements, a metal building, maybe there will be some stucco in the front of it, landscaping which is required by the parish.

Mr. Dufrene:  Third question. Solvents and paint storage.  What are your plans for securing that and also with having residential so close, how do you plan to protect those people from solvents and paint spillage.

Ms. Boudreaux:  First off, our paint is stored in cans, there are no big open drums of paint.  In our shop now, we have an actual fire proof, all of this has to be approved by the fire marshal, everything is stored in a very small area.  There’s nothing outside of the shop.  Everything has to be within the building. 

Mr. Dufrene:  Thank you Ms. Boudreaux.

Ms. Boudreaux:  You’re welcome.

Mr. Cochran asked about the paint booth.

Ms. Boudreaux:  The paint booth that I have now has huge filters, you don’t even smell paint in our neighborhood at all.

Ms. Clulee:  I know that where she is now, the neighbors never once had a complaint.

Mr. Foster:  This is in my district, right next to the RaceTrac gas station, the neighbors especially Mr. Laque has no problem with this at all, I don’t have a problem with it, I think it’s good for the community.

Mr. Becnel:  We had an issue several months back about a salvage yard, we don’t want it to turn into something like that, particularly because you indicated that your insurance requires you to have this indoors.  I don’t think it would be an eyesore that something else would cause.

Ms. Boudreaux:  We don’t have junk cars.  We wouldn’t have cars just dropped off there unless they were wrecked and needed to be fixed.  Anytime a car totals, the insurance company usually comes and get it within 3-4 days, so nothing sits around at all.  We have neighbors now and we try to keep up on everything.

Mr. Becnel:  Hypothetically, should you get a demolished car that comes in there, this will all be protected by fences?

Ms. Boudreaux:  Yes.

Mr. Becnel:  Thank you very much.

Mr. Foster:  I think we will be safe on this one, I don’t think her neighbors will let her do anything wrong.

Mr. Becnel:  Please cast your vote.

YEAS:

Wolfe, Dufrene, Booth, Becnel, Clulee, Foster

NAYS:
None

ABSENT:
Gibbs

Mr. Becnel:  That passes unanimously.  Good luck.

