St. Charles Parish	Planning Board of Commissioners	June 3, 2010
	Minutes
Mr. Booth:  Next item on our agenda is PZR-2010-05 Requested by Paul Hogan for a change in zoning classification from C-2 to C-3 at 16644 Hwy. 90, (20,000 sq. ft. lot) Des Allemands, La.  Council District 4. Anyone here to speak in favor of this particular matter?  Please step forward and state your name and address for the record please.

Louis Authement, 13919 River Road, Luling, appearing on behalf of Mr. Hogan.  The application pretty much speaks for itself.  The property is currently zoned C-2.  He’s applying for an upgrade to C-3 and the use is consistent with the surrounding neighborhood and as far as I know the department has no opposition.  I’m here to answer any questions that you may have, but other than that, that’s pretty much it.

Mr. Booth: I guess we should have the department tell us about that.

Ms. Stein:  The applicant requests rezoning of three adjacent properties all of which exceed the minimum width (70’) and area (7,000 sq. ft.) requirements the C-3 zoning district in three different applications. 
 
Brief history of the property:
The applicant acquired Lot 69 of Coteau de France in 2000; portions along Hwy 90 had been sold.  In 2001, the applicant purchased a remaining 100’ x 200’ piece of Lot 69 developed with a house addressed 16630; and in 2002 he purchased one more adjacent property measuring 100’ x 200’ now developed with a residential mobile home addressed 16644 Hwy 90.

In 2002, Lot 69 and a portion of adjoining Lot 67 were subdivided to create four lots along LA 631/Old Spanish Trail (PZS 2002-26); those lots are permitted with residential mobile homes.  Later that year, one more lot was created along Old Spanish Trail and permitted with a residential mobile home.  Lot 69-A-2 is the balance of lot with 88’ of frontage on Hwy 90; it and the adjacent 20,000 sq. ft. properties are the subjects of the three rezoning applications.  In 2003 the property owner requested but was denied rezoning to C-2 on Lot 69-A-2 (PZR 2003-21).  Rezoning to C-2 was approved in 2005 for all three lots, but C-2 uses have not developed on the site.  The two residences became legal-nonconformities with the rezoning.  The owner is requesting rezoning to C-3 to increase the number of permitted uses on the site.  

The submitted application identified this property (16644 US Hwy 90) as currently zoned R-1A(M).  Planning Staff did not recognize the application error until after the advertisement had been submitted to the Parish Journal.  As a result, this application and PZR 2010-06 were erroneously advertised as a request for a change of zoning district from R-1A(M) to C-3.  The letters that were sent to adjoining property owners and the signs posted on the property correctly identified the current zoning as C-2.

The St. Charles Parish Zoning Ordinance sets forth provisions for zoning district amendments.  There should be reasonable factual proof by the proponent of a change that all the criteria of one or more of the tests are met.  Planning Department staff analyzed the applications and found the proposed zoning changes meet the criteria of the second test:

The proposed zoning change, and the potential of a resulting land use change, will comply with the general public interest and welfare. Undue congestion of streets and traffic access. Access to Hwy 90 will not cause a burden to the general street system.  Hwy 90 in this vicinity does not have transportation capacity issues.  Therefore, undue congestion to streets and traffic access will not be created as a result of this rezoning action.

Overcrowding of land or overburden on public facilities such as transportation, sewerage, drainage, schools, parks and other public facilities. Any future development of the property would be required to meet the requirements of the Health Department for private sewer treatment because public sewer does not exist in this area of the Parish.  Water is available to accommodate the future development of the subject property to a commercial use consistent with the C-3 zoning district.  Drainage in the area would not be significantly affected by the development of the subject properties to commercial uses.  Any future development would be required to meet the on and off site drainage requirements of the permitting process.  Commercial development of the properties would not affect schools, parks or other public facilities. Therefore, the rezoning of the subject properties would not create an overburdening of public facilities.

Land or building usage which, is, or may become incompatible with existing character or usage of the neighborhood. The surrounding land use and character of the area is vacant with the exception of scattered residential uses along Hwy 90 and Old Spanish Trail.  Development along the Hwy 90 corridor consists of a mixture of commercial and residential uses.  There are many areas along Hwy 90 where residential development abuts the commercial development.

Although it is not ideal to place commercial development adjacent to single family residential uses the proximity to a major arterial highway should be noted.   Additionally, the C-3 regulations anticipate the mixture of commercial and residential uses and provide for buffering requirements when those uses are adjacent.  Any future commercial development on this or properties in the companion applications would be required to meet those buffering requirements.  

An oversupply of types of land use or zoning in proportion to population, land use and public facilities in the neighborhood.
The area is largely under-developed for commercial uses.  Therefore, there is not an oversupply of commercially zoned property in the general vicinity.  This application which is for this property, for the subsequent application which is for this property and also for the subsequent to the subsequent application which is for this property, we recommend approval.

Ms. Marousek:  I’d like to make one brief comment regarding the advertisement.  Just to be clear, what our analysis was is that the request that was published in the paper was from a less intensive zoning district than the C-2, which currently exists on the property, so we felt that was not an error that would stop the process from moving forward.  The site was properly posted with the correct zoning district and the abutting property owners did receive letter with the correct zoning designation on it.

Mr. Booth: Thank you.  What is the owner planning to do with this?

Mr. Authement:  To my understanding, he doesn’t have a specific plan now, he would just like an upgrade in zoning from C-2 to C-3.  In terms of the specific development , to my knowledge, he doesn’t have one.  

Mr. Clulee:  Ms. Stein, for the sake of time, since all of these are in the same area, or Ms. Marretta, can we vote on all of them?

Ms. Marousek-Marretta:  They are all separate ordinances, they all need to be voted on separately, but I think we can accept the written staff report as part of the record if you don’t want to go through the whole analysis for each one of them.

Mr. Clulee:  So she doesn’t have to read all of the stuff for the next 2?

Ms. Marousek-Marretta:  Correct.

Mr. Clulee:  Thank you.

Mr. Booth:  Any more questions from the Commission?  Thank you sir.  Anyone here to speak in opposition to this particular issue?  Please step forward and state your name and address for the record please ma’am.

Barbara Scott-Green, 16672 Hwy. 90, Des Allemands.  I’ve lived at that location since we built our home in 1976.  My home is adjacent to the property that Mr. Hogan wishes to rezone from a C-2 to a C-3.  I hope and pray that you will not grant this request to rezone this property.  There are children living in the area, there are several senior citizens with some serious health issues that could be impacted by this change.  The property is already zoned for quite a bit of commercial use and I think that is sufficient.  There are families who are living in their homes and they were living there before Mr. Hogan purchased that property.  I plead with you again not to grant this rezoning.  I looked up the possibilities for C-3 rezoning and the ones that really concern me are bus and railroad passenger terminals, dog pounds, heating and air conditioning services which chemicals will probably be used, motor vehicle repairs, barrooms, night clubs, lounges, dance halls, bingo halls, video bingo parlors, off track betting establishments. I don’t want to live near any of those things. So I hope that you will not vote to rezone this property to a C-3. Thank you.

Mr. Booth:  Yes ma’am.  Thank you.  Anyone else here to speak in opposition, please step forward.

Verna Ann Young Major, 152 Mott Street.  I am opposed to it because it is next door to property that my family owns at 16624 Hwy. 90.  My daughter lives there with a 5 month old baby and her 11 year old and I really don’t want to see anything come into the neighborhood and I have other relatives.  I don’t want to see anything come into the neighborhood to affect the children even more and also the adults.  I wish that you would not grant this, in the name of Jesus.

Mr. Booth:  Thank you.  Anyone else here to speak in opposition to this request, please step forward. State your name and address for the record please.

Dan Dozer, 16644 Hwy. 90.  I’ve been a renter of the property.  He had previously told me that at one time he did plan to put some sort of storage facility and I guess this is what it is going towards to a higher degree of commercial. I thought C-2 was already zoned commercial and his intent was to put a storage. That would mean that I would have to move and at the time, I was being given 6 month leases but at this time he hasn’t re-established that and he said that he would look at the paperwork again and go over that.  So I imagine this would have something to do with my living there as well.  I’ve been there for several years and quite happy there.  Thank you for your time.

Mr. Booth:  Anyone else here to speak in opposition to this particular item, please step forward. Please state your name and address please.

Tanya Joseph, 377 Courthouse Lane, Hahnville.  I don’t live in Des Allemands, but I am from that area, my mother is, she was supposed to be here tonight, but she had car trouble.  I just want to say on her behalf, that she totally does not want this to be rezoned and she is totally against it.  I’m here to talk on behalf of Lilly Mae Paul, 119 James Lane, Des Allemands, La.  It’s residential and like the others said, children play there and I just don’t think it’s a place for that.  It’s zoned for what it’s zoned for so let it stay at that.  We’re totally against it.

Mr. Booth: Thank you.  Anyone else here to speak in opposition, please step forward.  Hearing none, the public hearing is closed.  Any Commission discussion or questions?  This is for a vote for PZR-2010-05 and that is the first piece of property that was mentioned on the lower part on the diagram.  Let’s vote on that please.

YEAS:		Clulee, Gibbs	
NAYS:		Wolfe, Booth, Galliano
ABSENT:	Foster

Mr. Booth:  That fails.  The next item is the adjacent lot which is PZR-2010-06 which is the adjacent lot, the same set of circumstances, the same report from the Planning & Zoning Commission.  Mr. Authement do you have any other comment?

Mr. Authement:  No sir.

Ms. Marousek:  You’ll still need to open the public hearing.


