St. Charles Parish	Planning Board of Commissioners	January 6, 2011
	Minutes
Mr. Booth:  The next item on our agenda is PZR-2011-02 requested by Peter J. Agnelly for a change in zoning classification from R-1A to R-2 at Lots 8 and ½ of Lot 9, Gassen Subdivision (proposed address 1212 Gassen St.), Luling..  Council District 1

Mr. Romano:  Thank you Mr. Chair.  The applicant is requesting rezoning from R-1AM to R-2 in order to construct a duplex on Lot 8 & a portion of Lot 9 in Gassen Subdivision, in the 1200 block of Gassen Street. The site next to 1213 Gassen Street and is currently vacant. Because the site exists as Lot 8 and a Portion of Lot 9, an administrative resubdivision combining these into a 90 by 105.50 foot lot will need to be completed.  At 9,450 square feet, the proposed lot will exceed both the current R-1AM zoning as well as the requested R-2 zoning.

The Department concludes that this application does not meet any of the three criteria for rezoning.

Existing land use allows for site-built or mobile home development on the site currently. The site is zoned similarly to the surrounding zoning and land uses hence it does not denying the applicant reasonable ability to use the land. Rezoning to allow a duplex would put the site out of character with the abutting properties.  These are the considerations of the first criteria for rezoning to be met, which this application does not meet.

The site is situated in the 1200 block of Gassen Street, the last block. A fairly new residential subdivision, Hidden Oaks, abuts the site to the rear. A recently built house abuts the site on the Hackberry Street side of the site. Pertaining to the second criteria, it could be argued that rezoning a single lot to allow 2 residential uses versus 1 does little to create undo congestion and similar consequences. But rezoning to R-2 would not comply with the general public interest or welfare because it would cause incompatibility with existing land uses. Therefore, this application fails the second criteria.

Rezoning the site to R-2 would create a spot zone because it would be entirely surrounded by R-1AM zoning and single-family residential land uses. Putting a duplex there would allow the property owner to create a conflicting land use in the middle of a single-family residentially zoned area. Under current zoning, the occupants residing in the 1200 block of Gassen Street assume that a single house or mobile home could exist on the site. Rezoning to R-2 would double the land use density. Therefore, the third criteria is not met.  The Department recommends denial.

Mr. Booth:  Thank you Mr. Romano.  This is a public hearing for PZR-2011-02, Peter J. Agnelly for the request for rezoning from R-1AM to R-2 on Lots 8 and ½ of Lot 9 in Gassen Subdivision, 1212 Gassen Street, Luling. Is there anyone to speak in favor of this particular application? Please step to the microphone and state your name and address for the record please.

James Gassen, 1209 Gassen Street. Which is a couple of houses down.  I also own the portion of the lot that is next to him, my family does, plus most of the other land which is on that portion of the street.  I’m not opposed to it, it wouldn’t hurt anything in the neighborhood. The person across the street, Ricky Rousselle, told me he didn’t have a problem with it.  As you may not be aware of, there are a couple of other duplexes on Gassen Street that have been there since the ‘60’s, which blend in without a problem. I recommend that you approve this.

Mr. Clulee:  Your last name again?

Mr. Gassen:  Gassen. 

Mr. Clulee:  Didn’t your family own all of that property at one time?

Mr. Gassen:  Yes Sir, he bought the lot from my uncle.

Mr. Clulee:  Thank you.

Mr. Booth:  Anyone else here to speak in favor, please step forward, state your name and address for the record.

Peter Agnelly, 157 Hall Street. We should include this so I can build a duplex for me and my older brother to live in.

Mr. Booth: Thank you Sir, anyone else to speak in favor? 

Patrick O’Malley, 34 East Levert, Luling.  As a citizen and landowner, a couple of points and I certainly respect the department’s analysis which they are required to go by, also as I heard read in the lot size would actually over compensate with a duplex. It goes above the criteria needed for that.  In my experience as serving on the long term future land use map of the parish, there were some discussions as to mix use areas. I think this is a good balance for reasons stated by Mr. Gassen.  There are some duplexes, the other limitations in this area, the power lines are there, that you may not see on the photo on the map, prohibit this from becoming a massive apartment densely populated area. For one additional person, it seems that you can read it as 200%, but a duplex as intended, owner occupied and the plans call for a structure that’s permanent, certainly exceeds a mobile home or that of an RV park.  I think this is perhaps the ideal or best use of this property. As an investment property owner of rental property, the gems are always those that are based or surrounded by single family dwellings, so I think it would be a wonderful addition.

Mr. Booth:  Thank you.

James Gassen, 1209 Gassen Street. One other point and I don’t know where this came from but R-1A(M) is not correct, even though it’s stated that way and that’s the way it’s zoned, the covenant for the subdivision does not allow mobile homes and when they came into zoning years back, they put it as R-1A(M) for God knows what reason, and there is nowhere else in that area that is R-1A(M) so mobile homes are not allowed on this property and I would fight that tooth and nail.

Mr. Clulee:  Mr. Chairman, further up Gassen Street, I think there is a duplex, and I think there is another one up there too, just to let you know.

Peter Agnelly, 157 Hall Street.  I do have a photo of what I plan to put on there and it’s pretty presentable.  It looks good, it will bring up the value in the neighborhood.  

Mr. Booth:  Anyone else care to speak on this matter?  We have an e-mail that was sent by June Holeman.  December 30, 2010, Dear Mr. Romano,  I am writing in answer to a notification we received from the St. Charles Parish Planning & Zoning Commission stating that Peter J. Agnelly has requested a change in zoning classification from R-1A to R-2 on Lots 8 and ½ of Lot 9 in Gassen Subdivision in Luling, Case #PzR-2011-02. The letter also states that the proposed address is 1212 Gassen Street which I believe is in error. (This lot and ½ is adjacent to my address which is 1213 Gassen Street and, his should be 1215/17 (?) Gassen Street.) I wish to submit my objection to this change of classification for a couple of reasons. First, I built my home in a single residence neighborhood and quite honestly, I like it like that. The face of the neighborhood does change when duplex units enter. Also, we live on a dead end street and, while we do have some turn around traffic, we feel that this would bring increased traffic to the area. Finally, we are not sure what this would do to the value of our property. Because of the above stated reasons, we ask that you consider denying Mr. Agnelly’s request.  Thank you, June Holeman.  The public hearing is now closed. Does the Commission have any discussion?  Ok. We’ll call for the vote.

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

Mr. Booth:  And that passes unanimous.
