St. Charles Parish	Planning Board of Commissioner	December 3, 2009
	Minutes
PZR-2009-23 requested by Ralph R. Miller, Homer F. Miller, Jr. & David J. Miller for a change in zoning classification from R-1A to CR-1 at 309 Apple Street, Norco. Council District 6. Ms. Stein.

Ms. Stein:  Thank you Mr. Chair.  The applicant considers the house, built as a family home in 1959, to be a non-traditional design that lends itself to professional and sub-professional office uses.  For this reason, they request rezoning to CR-1 Commercial in a Residential Neighborhood in order to sell the property to a non-profit organization that offers counseling services to families.  
The property has been in the Miller family since the 1930s.  Lot 1A and it became the site of the Miller Grocery Store. The family home was completed next door on Lot 2A in 1959.  An efficiency apartment and a storage building were built on the site in the 1950s. 
With the 1981 rezoning, Lot 1A was zoned C-3 and Lot 2-A where the family residence was, was zoned R-1A.  The grocery closed in 1996.  The building remained vacant until Lot 1A was purchased in 2006.   The storage building was demolished, and the store was renovated into a two-unit building that we’ve dealt with a couple of times and is currently occupied by a small took repair and a dance school.  
The property owners indicate that the house has been on the market for over two years and that interest has been for office uses.  The house is approximately 1750 sq. ft; that amount of office use requires nine (9) parking stalls.  No more than six (6) parking stalls can be installed on the site, and those likely will fall short of current design standards by 1’ or 2’ in drive aisle width and 1’ or 2’ of stall length.  The applicant has prepared an agreement with the owner of the commercial building to use the dance school’s parking during the day.  Staff  have passed the site over 30 times since this application has come in; no more than two cars have been observed in the parking lot.  The applicants have been advised that if the rezoning is approved, they must apply to the Zoning Board of Adjustments to vary the design requirements and to share the neighboring parking lot.
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.  As a request to extend and existing commercial district—but to a lower intensity—in an area with a mix of commercial, high-density residential and single-family uses, this request passes the first and third tests.  
The first test is to provide relief when land use pattern or character has changed over time no longer allowing reasonable use of the property.  R-1A zoning allows single-family residences and accessory uses.  The property has been on the market for over two years and the interest has been for an office use.  Recent commercial redevelopment in the area make residential reuse of the house unlikely. Therefore, we past the first test.
The third test is to prevent spot zoning or incompatible zoning that would prevent the normal maintenance and enjoyment of adjacent properties.  As a CR-1 expansion of an existing C-3 zoning district, the request is to expand an existing commercial zoning district but to allow commercial uses of the lowest intensity.  The normal maintenance and enjoyment of neighboring properties should not be adversely affected. The CR-1 zone will provide a transitional zoning area between the existing residential and C-3 zoning district.  The Department recommends approval.

Mr. Becnel:  Thank you Ms. Stein.  This is a public hearing for PZR-2009-23. Anyone wishing to speak in favor, please come forward.  

Ralph Miller, I’m one of the owners of this property.  It really lends itself to an office building or professional building.  I would really appreciate your favorable consideration.  Originally when zoning came into St. Charles Parish, for some reason or other, we thought that this was included in the commercial aspects of it.  When it was redone, apparently it came into a residential portion of it.  If you look at the photographs that I passed to the members of this board, you will see that it really lends itself to being a real nice commercial building.  It’s surrounded by commercial buildings and the people who bought my mom and dad’s old store has done an excellent job. It’s really a tribute to the community on Apple Street. I think that it would really be an asset in St. Charles Parish and I would appreciate your favorable consideration.  

Mr. Becnel:  Thank you Mr. Miller.  Anyone else wishing to speak in favor of this application, please come forward. Please state your name and address for the record.

Darlene Santana, Director of Programs with the Metropolitan Center for Women and Children.  I live in St. Rose at 159 E. Oakland Drive.  We are a looking forward to being good corporate neighbors with St. Charles Parish and Norco.  As a parishioner, I can sincerely appreciate your approval of this project.  We’re looking forward to offering these services to the people of the River Parish areas, St. Charles, St. John and St. James.

Mr. Becnel:  Thank you Ms. Santana.  Anyone else wishing to speak in favor, please come forward.  Anyone to speak in opposition?  Seeing none, this public hearing is closed.  Any Commission discussion?  Mr. Dufrene.

Mr. Dufrene:  This house is located in my district and from all my years being in Norco and associated with Norco and the Miller family and so forth, I have not received any negative complaints or anything against what they are trying to do here and also, I have not seen anything that would cause a negative aesthetic value to that area, being becoming a professional office building, so I would appreciate the support from the board on this venture.

Mr. Becnel:  Thank you Mr. Dufrene.  Mr. Booth.

Mr. Booth:  I’ve had a lot of dealings with Mr. Miller over the years and have always found him to be a class A guy and I think he’s doing the right thing. Thank you.

Mr. Becnel:  Thank you Mr. Booth.  Any other Commission discussion?  Seeing none, please cast your votes.

 YEAS:	Becnel, Dufrene, Clulee, Booth, Gibbs, Wolfe
NAYS:	None 
ABSENT:	Foster

Mr. Becnel:  That passes unanimously.  Good luck Mr. Miller.  
