St. Charles Parish 	Planning Board of Commissioners	September 5, 2013
	Minutes

Mr. Gibbs: Next item on the agenda is PZSPU-2013-13 requested by Fifth African Baptist Church for special permit to expand a church located at 174 Fourth Street, St. Rose with waivers to setback and parking requirements. Zoning District R-1AM. Council District 5.  Mr. Romano.

Mr. Romano: Thank you Mr. Chair. The applicant requests a special permit to expand an existing religious institution (Fifth African Baptist Church) in the R-1AM zoning district. In addition to requiring approval of a special permit use, the St. Charles Parish Zoning Ordinance requires that religious institutions be set back from all property lines 1 foot for each foot of building height. Since the proposed expansion is 2 stories in height this will not meet the setback requirements and a waiver to this requirement will be necessary. Furthermore, the submitted site plan does not indicate additional parking for the expanded use. Therefore, approval of this application will also require a waiver to the required parking to zero for the new addition.

The applicant filed a building permit for the two story addition in late 2012. The permit has been delayed while the church completed the permit for a new modular structure which is located on what is shown on the site plan as an existing parking lot.  If the special permit use and required waivers are approved, the applicant will still be required to complete the permit process for the proposed construction which includes obtaining compliance with the Fire Marshall, building code approval and other required parish approvals.  

In order to receive a recommendation for approval, a Special Permit Application must meet a majority of the eight evaluation criteria a-h. This request only meets criteria a, b, g, & h:
a.	Comparison with applicable standards established by the Comprehensive Land Use Plan as applied to the proposed use and site. The St Charles 2030 Future Land Use Map indicates the site for Moderate Density Residential. Church uses are allowed in residential areas and this church has existed in this community for decades. Expanding the use helps fulfill the needs of the community.
b.	Compatibility with existing or permitted uses on abutting sites, in terms of building construction, site development, and transportation related features. As an expansion of an existing religious institution use, this criteria is met.
e.	Protection of persons and property from erosion, flood or water damage, fire, noise, glare, and similar hazards or impacts. The encroachment of the building on neighboring buildings may negatively impact the adjoining structures.  However, Fire Marshall and Building Code approvals are required to ensure safe construction practices and to mitigate potential impacts to surrounding properties.  Staff recommends a condition that any exterior lighting be shielded and directed toward the ground to minimize off-site glare to surrounding properties.
g.	Conformity with the objectives of these regulations and the general purposes of the zone in which the site is located; and, 
h.	That any conditions applicable to approval are the minimum necessary to minimize potentially unfavorable impacts on nearby uses and to ensure compatibility of the proposed use with existing or permitted uses in the same district and the surrounding area. The proposed meets the above two criteria because religious uses meet the goals and policies of residential zoning districts as they provide a compatible land use.  Compatibility would be met if neighbors are not adversely impacted by lack of parking and general traffic congestion in the area since parking has been reduced by the modular structure and no additional paved parking has been installed by the church.

It does not meet the remaining criteria for the following reasons:

c.	Potentially unfavorable effects or impact on other existing conforming or permitted uses on abutting sites, to the extent such impacts exceed those impacts expected from a standard permitted use in the applicable zoning district. The building encroaches on neighboring structures. 
d.	Safety and convenience of vehicular and pedestrian circulation in the vicinity, including traffic reasonably expected to be generated by the proposed use and other uses reasonable and anticipated in the area considering existing zoning and uses in the area. This area is characterized by very narrow public streets that do not provide parking or shoulders for vehicles.  Adverse impacts related to vehicles in the neighborhood during church services could be an issue if parking is constrained.  However, this is a neighborhood church so the extent of the impact is contingent upon the number of parishioners who drive to attend services.
f.	Adequacy and convenience of off-street parking and loading facilities and protection of adjacent property from glare of site lighting. Parking for the church has been reduced which could lead to neighborhood impacts.

If attempts are made to get the building into compliance with Code of Ordinance regulations, then the application would meet more of the tests. In lieu of that, the following waivers would be required in order for the Special Permit can be approved:

Parking—The parking requirement for the addition is approximately 11 stalls per the Zoning Ordinance.  The submitted site plan does not show any additional parking to be constructed.  A parking waiver to zero is required to allow the proposed addition to be permitted.   According to the submitted survey, the church also owns abutting vacant lots on which paved parking could be installed.
Setbacks— In addition to being a relatively narrow (48.3’), the lot also has two front setbacks (on 3rd and 4th Streets).  The submitted site plan shows the east side of the building (along 3rd St) setback to be 3.0’ and the west side (4th St side) is 5.0’ both follow the existing building setback.  The setback on the north side of the addition is slightly over 16 feet.  The height requirement of 1 foot setback for 1 foot in building height creates a very narrow building envelope.  The request is to reduce the required setback to 16’ on the north, 3.0’ on the east and 5.0’ on the west. As I mentioned earlier, the additional waiver pertaining to the exterior lighting, the department recommends that the lighting be shielded and directed towards the ground to minimize the off-site glare to surrounding properties. So the department recommends approval provided the waiver to the required setback, parking and lighting restrictions are also approved by Commission. If the Commission approves it, it has to go to the Parish Council for supporting resolution.

Mr. Gibbs: Thank you Mr. Romano. This is a public hearing for PZSPU-2013-13. Anyone in the audience to speak in favor or against?

Milton Allemand, Hahnville. Once again, I probably don’t need to be telling yall that, yall know more about the zoning issues than I do, but zoning has to be somewhat consistent. Zoning laws are simple yall know that too. They’re not simple to enforce but they’re simple. They are set up for one neighbor to be protected from the other neighbor and vice versa. Now for this church to request all these waivers for parking and setbacks is a little bit overboard. Now if we can’t make exceptions for a house of worship, I guess we can’t make exceptions for nothing. There’s got to be a middle ground here. You can’t enlarge your church and have no additional parking. You wouldn’t let a private business do that, but consider that there maybe ways that they can address the layout on the property to gain some of these lost items and make it more palatable for the neighborhood. Thank you.

Mr. Gibbs: Thank you Mr. Allemand.

Eric Vinnett, 217 Turtle Creek Lane, on behalf of Fifth African Baptist Church. The church owns several pieces of property around the actual church and we are proposing to put a parking on now. We had a parking lot that we actually put a building on so now we’re going to take one of the adjacent properties that we have and put a parking lot there to cover the spots that we took away.

Mr. Gibbs: I just have one, it’s pretty obvious that you’re growing and as your congregation grows they are going to have to park, so I got to assume that that is going to be a built parking lot anytime in the very near future.

Mr. Vinnett: We own like 4 pieces of property around the church that we will eventually put parking lots on, folks park on now, they’re just not paved. The church has been there for 140 something years, so it’s in an old neighborhood and now it is growing.

Mr. Gibbs: And all the other stipulations will be followed as well, the shielding of the lights?

Mr. Vinnett: Yes, they do have blueprints I do believe for the actual expansion of the church and the lighting will be directed down.

Mr. Gibbs: Thank you Mr. Vinnett. Any questions or concerns from the Commission? Thank you Mr. Vinnett, I appreciate it.  Anyone else to speak in favor or against PZSPU-2013-13? 

Mr. Booth: This is in my district. The parking issue like the gentleman said is being used right now is not paved parking, the church has an opportunity to expand and service the community a lot better. They do have parking places, it’s just on grass at this time, as the funds become available they’ve assured me they will pursue the parking lot. I think we can support the Lord’s work in this community.

Mr. Gibbs: Thank you Mr. Booth.  Any other questions?

Mr. Booth: I’ll make a motion to stipulate approval with waivers to setbacks and parking at this time.

Mr. Frangella: Second.

Mr. Gibbs: Commission members cast your vote.

The foregoing having been submitted to a vote by a show of hands, the vote thereon was as follows: 

YEAS:		Pierre, Foster, Booth, Gibbs, Galliano, Loupe, Frangella
NAYS:	None
ABSENT:	None

Mr. Gibbs: And that is unanimous. That is also going to go in front of the Council meeting on October 7th.
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