St. Charles Parish	Planning Board of Commissioners	June 2, 2011
	Minute
Mr. Booth:  Ok public hearing for PZR-2011-08 requested by Terri Darensbourg for a change in zoning classification from R-1A to C-1 at 123 Elm Street, Hahnville. Council District 1. 

Mr. Romano:  The subject site, Lot 36A-1, is situated directly behind a light commercial retail building that fronts along River Road in Hahnville (Daddy’s Fried Chicken). The application states that the intended use for the site is a driving school business, an allowable office use under C-1 zoning. 

A portion of this lot was formerly triangle-shaped and denoted as Lot 36A. It was rezoned in 1998 from CR-1 to C-1, per Ordinance 98-3-2. Since then a snowball stand and parking and open area uses have existed on the lot as well as on the abutting Lot 34A. In 2004, these two lots were subdivided; Lot 36A-1, the lot with the snowball stand and ancillary uses was increased in area widened 36.4 feet by taking the width and area from Lot 34A, the remainder of which became Lot 34A-1. But this resubdivision also resulted in Lot 36A-1 having split-zoning—C-1 and R-1A. If rezoning to C-1 is approved, the split zoning would be removed and the lot would more than meet the minimum hard-surface frontage and square foot requirements for C-1 zoning.

Based on the findings below, departmental review of this application concludes that this request meets some of the tests of the second and third criteria but meets all of the tests of the first criteria.

Since the 1998 rezoning, the entire site was used commercially even though part of the site had residential zoning as it does now. With the 2004 resub the site exists as a single lot but with split zoning. This creates an unreasonable conflict for the property owners because they cannot expand their light commercial land uses, other than certain ancillary uses such as parking, on the site and there is little they could do with the portion of the site zoned C-1. Furthermore, a single-family use could not occur on the site as it would involve using part of the commercially zoned lot. Traditional zoning states allowable uses first, and then provides certain allowable uses through the special permit process. Because the applicant site has split-zoning and is shaped in such a way that makes it exceedingly challenging to utilize under either C-1 or R-1A zoning, this is an unusual burden being placed on the property owners. It ends up placing an unreasonable limitation on the property owners because residential land uses on land zoned C-1 requires approval of a special permit use and yet residential portion of the site cannot be used commercially.

While changing the entire site to C-1 would make the site more similar to the land uses along River Road, it would also provide the added benefit to the abutting R-1A land uses by providing a transitional buffer of the similar commercial land uses but C-2 zoned land along River Road from the residential land uses. So rezoning the site to allow light commercial land uses would do nothing to neither change the land use character of the site nor result in a significant land use change. Rezoning the entire site to C-1 would also clear up the split-zoning discrepancy that place unreasonable limitations on the property owners. It would be better to have a single with a single zoning designation. It only extends C-1 zoning into a residential district for a distance of 36.40 feet. The impact to the neighborhood should be minimal because the uses allowed in C-1 zoning have very little intensity. The Department recommends approval.

Mr. Booth:  Thank you Sir. This is a public hearing for PZR-2011-08 Terri Darensbourg for a change in zoning classification from R-1A to C-1 at 123 Elm Street, Hahnville. Is there anyone here to speak in favor of this application, please step forward.

Terri Darensbourg, I reside at 387 King Street, Hahnville, La. 

Mr. Booth:  Do you have anything to add to what was just said, some comments about what you are doing there?

Ms. Darensbourg:  I just want to assure the neighbors of mine.  I want to construct a driving school. I’ve been doing my classes, I’ve been renting along the River Road, I started off at the Ramada Inn and my classes are getting a little bit larger. I just want to assure them that if I can conduct a class in the board room at the Ramada Inn and no one knows that we are there, I think by me putting a building on my property. I’ve been owning the property for some time now and it’s a big thing that I bought the property and I can’t do anything with it.  I own my own home. I have the front part the property zone commercial and I don’t know how the back part of the property is zoned residential. I would like to zone the whole property and get the use of the property to build something of my own, so I can own my own school instead of paying rent along the River Road.  I just want a stable business, a stable environment.  I just want the neighbors to know that we do conduct my school in a mannerly way, just as if you would go to Hahnville High, there are rules and regulations that we must follow.  There will be no more traffic than my snowball stand.  The school is closed at 4 o’clock in the evening.  Sometimes I may go in there to do extra work or whatever, but I don’t think that it would make a big impact on the area as far as any discrepancy.

Mr. Booth:  Thank you ma’am.  Anyone here to speak in favor of this application?  Anyone to oppose this application, please step forward.

Milton Allemand, I think we ought to have a third category. A category of I don’t really care but I would like to comment, if you understand what I’m saying.  I’m sure what the lady wants to do is very vanilla and probably the people in the neighborhood won’t have a problem with it, you don’t see anyone here complaining.  My concerns are 6 months from now if that business went out of business and it remains C-1, the next developer or the next business may not be as compatible or agreeable to the residents of the neighborhood and that’s nothing that we can do about that now, but moving forward, maybe we can figure out a way that we can tie these zoning changes into the business that it’s going to be and when the business no longer exist, that zoning change reverts back to where it was.  Just a comment.

Mr. Booth:  Thank you Sir.  Anyone else to speak in opposition, or anyone who just have a comment? State your name and address for the record please.

Kamau Odinga, 132 Oak Street, my property abuts her property.  Keeping with what Mr. Allemand just said, I am the one that would be negatively impacted if someone else should come and change the business.  I have decided that I will take that risk so the lady can conduct her business so I’m in favor.

Mr. Booth: Thank you Sir.  Anyone else have a comment on this particular application?  Hearing none, the public hearing is now closed.  Any questions from the Commission?

Mr. Gibbs:  How many students are we talking about on a regular basis?

Ms. Darensbourg:  Through the Office of Motor Vehicles we are allowed 40 students, but that doesn’t mean that we are going to get 40 students at one time.

Mr. Gibbs:  So more than 40 at one time.

Ms. Darensbourg:  We are not allowed more than 40 students. As far as traffic wise, the students that are coming there can’t drive, their parents are dropping them off.

Mr. Gibbs:  How often do you have these classes?

Ms. Darensbourg: Right now, with the summer break, I have the class Monday, Tuesday, Wednesday Thursday. Sometimes I have the class on Saturday only.  

Mr. Booth:  How many are usually in one of your classes?

Ms. Darensbourg:  I’ve had 10 to 15 students at one time.  

Mr. Booth:  Thank you.

Mr. Gibbs:  How long have you been doing this.

Ms. Darensbourg:  I’ve been certified since September, but I started the class in January of this year.  I’m also a certified bus driver trainer/instructor for St. Charles Parish School Board.

Mr. Romano:  Mr. Gibbs, I would like to also point out to that she may end up limited in how big her building or facility and therefore how many students she can have, because of the size of the lot. Through the permitting process, you may find that she may only be able to put a building of certain size and then the parking regs say that you need 1 space per 150 sq. ft. of area so it’s conceivable that you may have less than a dozen cars there. So that’s another contributing factor, but it’s something that is beyond the scope of your consideration in that it would be zoned C-1, but through the permitting process, she may not be able to accommodate as many students as she is accommodating now. 

Mr. Booth:  Thank you Sir.  Anyone else?  Let’s call for the vote.

YEAS:		Pierre, Foster, Booth, Gibbs, Galliano, Clulee
NAYS:	None
ABSENT:	None

Mr. Booth:  That passes unanimously.  Ma’am you need to go to the Council meeting on June 20th to see if you can get them to agree with you. We will recommend it and it will be up to the Council. Thank you.

