
Alternate Date: September 14, 2023 

 CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

1 2023-19-HOP requested by Charlene Jacobs for a home occupation – “Fruits 
Galore  LLC” (mobile food trailer) – at 1017 Kinler Street, Luling. Council District 
7. Requires Planning Commission approval.

9 2023-12-MIN requested by Louis G. Authement for a resubdivision of one lot into 
five, Grand Bayou Road, Des Allemands. Zoning District R-1A(M). Council 
District 4. Requires Planning Commission approval and a supporting 
resolution from the Parish Council. 

26 2023-12-R requested by Arthur and Barbara Blue for a change of zoning from 
C-2 to R-3 on Lots M-1, M-2, and M-3, Tracts 8, 9, and 10, Elkinsville
Subdivision, First Street, St. Rose. Council District 5. Requires Planning
Commission recommendation and Parish Council approval.

34 2023-13-R requested by Roger Landry for a change of zoning from R-1A to 
R-1A(M) on Lot 1B1, 519 Willow Street, Boutte. Council District 4.
Requires Planning Commission recommendation and Parish Council
approval.

43 2023-14-R requested by Ashton Plantation Estates, LLC  for a change of 
zoning from C-3 to R-1A on Lot 118A, Ashton Plantation Boulevard, Luling. 
Council District 7. Requires Planning Commission recommendation and 
Parish Council approval. 

52 2023-4-SPU requested by Drake Badeaux for an R-1A use in a C-3 zoning 
district at 16528 Highway 90, Des Allemands. Council District 4. Requires 
Planning Commission approval. 

63 2023-2-ORD requested by Matthew Jewell, Parish President / Dept. of Public 
Works to amend the Subdivision Regulations of 1981 to update the requirements 
for street light fixtures. Requires Planning Commission recommendation and 
Parish Council approval. 

UNFINISHED BUSINESS- 
NEW BUSINESS- 
MINUTES – (August 3, 2023) 
ADJOURN- 

ST. CHARLES PARISH 
PLANNING BOARD OF COMMISSIONERS 

September 7, 2023 
6:00 P.M. 

 



APPLICATION INFORMATION

 Applicant / Business Location
Charlene Jacobs
1017 Kinler Street
Luling, LA 70070
504.416.1840; hairaffair76@yahoo.com

BUSINESS INFORMATION 

 Name & Description
Fruits Galore LLC; mobile food unit/trailer

 Licensing & Permits
Permit to operate a Mobile Food Establishment from the Louisiana Department of
Health (LDH)

 Vehicles & Equipment
The business utilizes a towable 7 ft. x 12 ft. FUD trailer. Supplies will be stored in the
trailer.

SITE INFORMATION 

 Current Use
Single-family house

 Surrounding Zoning & Uses
R-1A; the house is located in a developed single-family residential neighborhood.

 Traffic Access & Parking
The house is developed with driveway access to Kinler Street and a single-car
garage. The driveway can accommodate three (3) passenger vehicles.

There is no space at the residence to store the trailer in a zoning compliant manner.

 Utilities
Standard utilities serve the site.

APPLICABLE REGULATIONS 
Appendix A. Section XXII. - Regulations for Home Occupations. 
Purpose: It is the intent of this section to regulate home occupations in residential uses. A home occupation is an 
accessory use of a dwelling unit, conducted by one (1) or more persons who reside at the property. The home 
occupation is clearly incidental and secondary to the use of the dwelling for residential purposes and does not change 
the appearance or character thereof or adversely affect neighboring. The intent of these regulations is to preserve the 
character of the neighborhood, to limit activities that may adversely impact the area, such as increasing noise, traffic, 
dust, smoke, emissions, and electromagnetic interference; and to foster the growth of small businesses in the 
community. 
A. When in compliance with the requirements of this section, a home occupation shall be similar in type or character,

but not limited to the following uses:  Art studio, Child care for not more than five (5) children, contracting services,
Cosmetology, Crafting, Dressmaking, Alterations, Tailoring, Internet based sales, Professional offices, Teaching
or tutoring inclusive of arts.

B. Permit Process:
1. Pre-Application Meeting: The Planning Director, or his designated staff, shall advise applicants of the

regulations for home occupations such as appropriate activities for home occupations, operational regulations, 
and consequences for violating operational regulations. The Planning Director, or his designated staff, shall
determine whether the premises to be permitted is in compliance with the St. Charles Parish Code of
Ordinances, or what measures must be taken to bring the premises into compliance prior to consideration of
an application for a home occupation permit.

2. Application: A citizen who proposes appropriate activities at a residence that is not in violation of the Code of
Ordinances may apply for a permit for a home occupation. The applicant must agree to follow operational
regulations listed in Section C. When an applicant does not own the subject property, the applicant must
provide notarized endorsement of the application by the property owner.

Department of Planning & Zoning 
Staff Report – Home Occupation 
Case No. 2023-19-HOP 
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3. Departmental Review: The Planning Director, or his designated staff, shall determine whether the proposed
use complies with the operational regulations of this section.

4. Public Notice and Comment:
a. Once the Planning Director has determined that the proposed use meets the general parameters of this

code and the operational requirements of this section, the property shall be posted for ten (10 days with
a sign stating that the resident has applied for a permit to operate a home occupation and that the
Department of Planning and Zoning will receive and record public comment on the application for the
same ten (10) calendar days.

b. If objections to the proposed activity are submitted to the Planning Director, the application will be
forwarded to the Planning Commission for public hearing and consideration.

5. Determination: The Planning Director, or his/her designee, shall consider the nature of the home occupation,
the operational regulations, the relationship of the proposed home occupation to neighboring properties,
requirements for state permits and licenses, and take one of the following actions:
a. Issue a Home Occupational Permit with or without written conditions, for those occupations that do not

require state or federal permits or licenses.
b. Forward applications requiring state or federal permits or licenses along with a recommendation of the

Department to the Planning and Zoning Commission for public hearing and decision.
c. Deny the application.

C. Operational Regulations:
1. No dump truck, bus, construction vehicle, semi-truck, or vehicle of similar nature shall be permitted to park on

the subject property as part of a home occupation.  Any vehicle or trailer that will be used in the operation of
a home occupation must be documented with photographs as part of the application process.

2. There shall be no signs posted which indicate the existence of the home occupation.
3. No non-resident employees or contractors associated with the home occupation will visit the home for

business purposes—this includes, but is not limited to picking up work assignments, materials, or payment.
4. There shall be no outdoor storage of materials or products on the premises.
5. Indoor storage of material or products shall not exceed twenty (20) percent of the gross floor area of the

dwelling.
6. The home occupation shall not eliminate or impede required off-street parking.
7. The home occupation shall not cause any external effect such as increased noise, excessive traffic, excessive

lighting, or offensive odor, which is incompatible with the characteristics of the residential area, or in violation
of any applicable governmental code. There shall be no illegal discharge of materials, fluids, or gases into the
sewer system, or any other manner of discharging such items in violation of any applicable governmental
code.

8. The resident or residents engaged in the home occupation shall possess all required licenses including a St.
Charles Parish Occupational License”; Department of Health and Hospitals; and other state or federal permits
or licenses.

9. No alcoholic beverages shall be sold, offered, or provided in a commercial capacity in the home where the
occupational license is held, in connection with the operation of a home occupation.

10. Home occupation permits are not transferrable as to person or location.
11. Home occupation activities which include the manufacture, sale, or repair firearms (or any related commercial 

activity) shall be prohibited in R-2 and R-3 residential zoning districts, and shall be additionally prohibited on
residentially zoned lots which contain more than one dwelling unit.

D. Revocation of Home Occupation Permit:
1. A home occupational permit may be revoked by the Planning Director upon violation of any requirement of

this Code, or of any condition or requirement of any permit granted, unless such violation is corrected within
five (5) days of notice of such violation.

2. Any such permit may be revoked after three (3) violations of any requirements of this section, or of the
conditions of such permit, or where the Planning Director finds that the continuation of the home occupation
permit will have a detrimental effect upon the surrounding subdivision or neighborhood.

3. The Planning Director may conduct a public hearing on the revocation of a home occupation permit.
E. Appeal: Any and all appeals to the decision of the Planning Director/Planning Commission shall be to the St.

Charles Parish Board of Adjustments in accordance with the provisions of section XIII of this Code.

FINDINGS 

This request comes before the Planning Commission due to requiring a permit to operate 
a Mobile Food Establishment (MFE) from the Louisiana Department of Health (LDH). 

The business utilizes a towable 7 ft. x 12 ft. FUD trailer as the MFE. The owner has 
arranged the use of a commissary at 15805 River Road, Hahnville as required by LDH 
for the storage of product and cleaning of the MFE. 

The residence is developed with a driveway with room to accommodate at least three (3) 
passenger vehicles. But there is no identifiable space to store the trailer at the residence 
in a zoning compliant manner.  

The applicant has acknowledged the Home Occupation Operational Regulations. No 
complaints or violations are on file for the property or the business owner. 

DEPARTMENT RECOMMENDATION 

If the request is approved, the department recommends the following 
stipulations: 

• Food preparation shall not take place at the residence.
• Food sales shall not take place at the residence.
• Trailer must be parked in a zoning compliant location.

A copy of the Louisiana Department of Health permit must be provided to the 
Department of Planning and Zoning for issuing of the certificate of occupancy. 
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APPLICATION INFORMATION 

 Submittal Date: 7/7/23

 Applicant / Property Owner
Louis G. Authement
13919 River Road, Suite 300
Luling, LA 70070
985.785.8481; louis@lgalaw.com

 Request
Resubdivision of a Portion of Lot 156 of Coteau De France Subdivision into lots
156A, 156B, 156C, 156D, and 156E with a waiver from the Subdivision Regulations,
Section III. C. 1 Size.

SITE INFORMATION 

 Location: Down the Bayou Road and Schaubhut Road, Des Allemands

 Size of Proposed Lots
o Lot 156A: 2,274 sq. ft.; 46.40 ft. wide
o Lot 156B: 1,125 sq. ft.; 37.22 ft. wide
o Lot 156C: 1,493 sq. ft.; 37.22 ft. wide
o Lot 156D: 1,020 sq. ft.; 37.22 ft. wide
o Lot 156E: 944 sq. ft.; 37.23 ft. wide

 Current Zoning: R-1A(M), Single Family Residential Detached Conventional
Homes, Manufactured Homes, and Mobile Homes—Medium density

 Current Use
The proposed lots consist primarily of the Eastern shore of Bayou Des Allemands to
the Eastern side of Down the Bayou Road.

 Surrounding Zoning
R-1A(M) zoning is found on to the East of Bayou Des Allemands.  Wetlands zoning
encompasses Bayou Des Allemands.

 Surrounding Uses
Surrounding area consists of Residential Uses.

 Flood Zone & Minimum Building Elevation
1992 Flood Insurance Rate Map: AE +4
2013 Digital Flood Insurance Rate Map: AE +5

 Plan 2030 Recommendation
Low-to-Moderate Residential: Single-family detached dwellings; attached dwellings
such as duplexes, patio/zero-lot line homes and townhomes; and accessory units.
Neighborhood retail, services, offices and institutions are also permitted in appropriate
locations such as along transportation corridors or at intersections (over six dwellings
per acre).

 Traffic Access
The subject site encompasses a portion of Down the Bayou Road, with “frontage” on
Bayou Des Allemands.

Department of Planning & Zoning 
Staff Report – Minor Resubdivision 
Case No. 2023-12-MIN 
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 Utilities 
The Parish’s GIS shows Parish utilities are available along Down the Bayou Road. 

 Development History 
Lot 156 was originally platted in 1869 as part of the Ranson Tract of the Coteau De 
France as shown on a map by Y.L. Freemanne. Original Lot 156 has been divided on 
different occasions, including for the development of Schaubhut Road in the late 
1950s.  
 
The subject site was part of a partition of Lot 156 as per an Amended Judgement of 
Possession dated November 8, 2018 and based on a 2017 survey by Riverlands 
Surveying Company. The judgment was amended on December 1, 2021 creating the 
current partition and ordering the property be resubdivided accordingly. 

APPLICABLE REGULATIONS 

Appendix A.  Sec�on VI. – Zoning District Criteria and Regula�ons 
[II.] R-1A(M). Single Family Residential Detached Conventional Homes, Manufactured Homes, and Mobile Homes—
Medium density.  

Policy statement: This district is composed of areas containing one-family dwellings constructed on a 
permanent founda�on, connected to public u�li�es, and which meet the architectural and aesthe�c standards of a 
permanent residence. Addi�onally, mobile homes which meet the special provisions below are allowed.  

1. Use Regulations:  
a. A building or land shall be used only for the following purposes:  

(1) Site-built, single-family detached dwellings.  
(2) Manufactured homes.  
(3) Mobile homes.  
(4) Accessory uses.  
(5) Private recreational uses.  
(6) Farming on lots of three (3) acres or more and at least one hundred fifty (150) feet frontage.  

b. Special exception uses and structures include the following:  
(1) Additional residences for family and relatives on unsubdivided property on a non-rental basis, 

and which meet the criteria outlined in Special Provisions [subsection 3].  
(2) Parks, public libraries, fire stations, police or sheriff's stations or substations, and sewer 

pumping stations.  
(3) Showing and operation of historic buildings and/or sites and their related activities, provided a 

certificate from the United States Department of Interior is furnished by the owner verifying 
that the building and/or site is on the National Register of Historic Places.  

(4) Accessory uses to golf courses and country clubs limited to the following:  
• Art studios  
• Churches and Religious Institutions  
• Commercial recreation facilities  
• Commercial schools  
• Personal service businesses, examples include but are not limited to beauty shops 

and barber shops, acupuncture, and massage services  
• Professional offices, examples include but are not limited to doctors, dentists, 

engineers, architects, landscape architects, plan services, realtors, insurance  
• Restaurants and cafeterias  

c. Special permit uses and structures include the following:  
(1) Child care centers.  
(2) Public and private schools (except trade, business and industrial).  
(3) Golf courses (but not miniature courses or driving ranges), country clubs, and accessory 

commercial uses on such properties.  
(4) Educational, religious and philanthropic institutions. These buildings must be set back from all 

property lines a distance of at least one (1) foot for each foot of building height.  
(5) Private commercial access roads, upon review by the Planning Commission and supporting 

resolution of the Council.   
(6) Accessory dwelling units upon approval by the Planning Commission and supporting 

resolution of the Council.  
(7) Garden Home Developments in accordance with Section VII Supplemental Regulations upon 

review and recommendation of the Planning Commission and supporting resolution of the St. 
Charles Parish Council.  

2. Spatial Requirements.  
a. Minimum lot size: Five thousand (5,000) square feet per family; minimum width-fifty (50) feet.  
b. Minimum yard sizes:  

(1) Front—Fifteen (15) feet.  
(2) Side—Five (5) feet.  
(3) Rear—Five (5) feet.  
(4) For lots with less than one hundred (100) feet depth, front setback shall be fifteen (15) 

percent of lot depth with a minimum of ten (10) feet to the front lot line and five (5) feet to the 
rear lot line.   

(5) Whenever property abuts a major drainage canal as defined by the Subdivision regulations 
the required setback for all structures shall be ten (10) feet measured from the inner 
boundary of such servitude or right-of-way, not withstanding any other more restrictive 
setbacks, this provision shall not apply to any lot of record created and existing prior to the 
effective date of Ordinance No. 99-12-8, December 15, 1999.   

c. Accessory buildings:  
(1) The accessory building shall not exceed two-story construction.  
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(2) Minimum setback of accessory buildings shall be three (3) feet.  
(3) Nonresidential accessory buildings shall not be permitted.   

d. Permitted encroachments:  
(1) Overhangs projecting not more than twenty-four (24) inches, excluding gutter.  
(2) Stairs and landings not more than three (3) feet in height, projecting no more than four (4) 

feet into required front yard.  
3. Special Provisions:  

a. Additional dwellings on unsubdivided property:  
(1) Additional dwellings on unsubdivided property referred to in 1.b(1) above will be permitted at 

the rate of one (1) dwelling unit for each seven thousand (7,000) square feet of lot area.  
(2) The applicant for any additional dwellings on unsubdivided property shall submit a copy of all 

subdivision restrictions (covenants) which govern the property in order to protect the integrity 
of the neighborhood.  

(3) Under no circumstances will the total number of dwellings per unsubdivided lot permitted 
under these provisions exceed four (4).  

(4) Permits issued under this provision will be issued for a two-year period. At the expiration of 
this time, an investigation will be conducted by the Planning and Zoning Department to 
determine if this Code is complied with. Non-compliance will result in the revocation of the 
permit.  

b. All manufactured housing and mobile homes shall be secured according to the Federal Emergency 
Management Agency's Sept. 1985 publication Manufactured Home Installation in Flood Hazard 
Areas. 

c. Reserved.   
d. All dwelling units shall be connected to utility systems which provide for health and safety under all 

conditions of normal use. Home utility services shall only be connected to the supply source by 
means of approved materials, and shall be inspected by the appropriate agency.  

 
Appendix C. Section II. Subdivision Procedure   
C. Minor Resubdivisions.   

1. In instances where a net increase of five (5) or fewer lots is proposed by subdivision or resubdivision and no new 
or additional public improvements are required, no formal preliminary plat shall be required. The plan of 
resubdivision shall comply with requirements outlined in section II.C.3 of this section, and with all relevant land 
use regulations, including the St. Charles Parish Zoning Ordinance and Subdivision Regulations. The Planning 
and Zoning Commission may approve or deny the application. The basis for denial shall be stated at the meeting 
and on the record of the Planning and Zoning Commission. 

3. Subdivisions and resubdivisions which meet the guidelines contained in Section II.C. of these regulations shall 
be presented to the Department of Planning and Zoning in the form of a plan which conforms to the laws of 
the State of Louisiana governing surveying, platting, and subdivision of land. The proposed subdivision shall 
contain the following information: 
a. Location of the property. 
b. Name(s) and address(es) of the owners. 
c. Name and address of the Land Surveyor preparing the plan as well as the date the survey was prepared. 

The survey shall be dated within one (1) year of the subdivision application date. 
d. Existing property lines and lot numbers, including names and width of adjoining streets. 
e. Proposed property lines and revised numbers of proposed lots. 
f. Location and dimensions of existing buildings. 
g. Layout and dimensions of all existing, proposed, and required servitudes and rights-of-way, including but 

not limited to servitudes for sidewalks, utilities, access, drainage ditches, and canals.  
h. Existing lakes and ponds. 
i. North arrow and scale. 
j. The following note shall be added to all resubdivision maps: All necessary sewer, water and/or other utility 

extensions, relocations or modifications shall be made solely at the lot owner's expense. 
k. Stormwater Pollution Prevention Plan. For Minor Subdivisions that involve more than one (1) acre, the 

MS4 Administrator may require the submittal of a Stormwater Pollution Prevention Plan and/or Post 
Construction Stormwater Permit, including all required documentation, in accordance with Chapter 25—
Stormwater Management and Erosion and Sedimentation Control. 

l. The following note shall be added to resubdivision maps that result in a net increase of lots: No lot created 
by this act of subdivision shall be divided in such a way that another net increase in the number of lots 
occurs for a period of two years. 

Appendix C. Section III. Geometric Standards C. Lots 
1. Size. The width, depth, area, and minimum building setback line shall conform to the St. Charles Parish 
Zoning Ordinance for the type of development. 

b. Width. The lot width at the minimum building setback line shall not be less than that specified by 
the St. Charles Parish Zoning Ordinance. 

Appendix C. Section V. Administrative 
B. Variations and Exceptions 

1. The regulations contained herein may be varied or modified where the literal enforcement of one or more 
provisions of the ordinance (i) is impracticable, or (ii) will exact undue hardship because of peculiar conditions 
pertaining to the land in question. Financial hardships shall not be considered as valid criteria for any such waiver 
or modification of existing regulations. The Planning Commission, with a supporting resolution of the Council, 
may grant such a waiver or modification of these regulations only when such requests meet the conditions of 
this subsection and are not detrimental to the public interest. 

FINDINGS  

This minor resubdivision request proposes dividing a Portion of Lot 156, Coteau De 
France containing a portion Down the Bayou Road into five (5) lots. 
 
The request is prompted by a Judgement of Possession on November 8, 2018 and an 
Amended Judgement on December 1, 2021 which stated those taking ownership in the 
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proposed lots shall sign and file an application for resubdivision with Planning and 
Zoning. 
 
The proposed lots consist of an undivided portion of Lot 156 between Bayou Des 
Allemands and the eastern edge of Down the Bayou Road and contain a portion of 
Down the Bayou Road itself.  
 
None of the lots meet the minimum area or width requirements of the R-1A(M) zoning 
district and require a waiver from Subdivision Regulations item III.C.1. Size, which 
states: 

• The width, depth, area, and minimum building setback line shall conform to the 
St. Charles Parish Zoning Ordinance for the type of development. 

 
DEPARTMENT RECOMMENDATION 

For this motion to pass as per the Amended Judgement signed December 1, 2021 
the Planning Commission must approve the request with required waiver. 
 
If the Planning Commission approves this request it will be forwarded to the Parish 
Council for consideration of a supporting resolution.  
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APPLICATION INFORMATION 

 Submittal Date: 7/19/23

 Applicant / Property Owner
Arthur and Barbara Blue
12 Shadow Lane
Destrehan, LA 70047
504.473.2541; acblue2@cox.net

 Request
Change of zoning from C-2, General Commercial-Retail Sales to R-3, Multi-family
Residential

SITE INFORMATION 

 Location
Lots M-1, M-2, and M-3, Tracts 8, 9 and 10, Elkinsville Subdivision; approximately 960
ft. north of improved First Street, near the intersection of Turtle Creek Lane and Adams
Drive, St. Rose.

 Size: approximately 31,233 sq. ft. (0.71 acres)

 Current Use: vacant and wooded

 Surrounding Zoning
R-1A zoning is adjacent to the Turtle Creek Lane side; R-1A(M) zoning is adjacent to
the First Street and Normandy Drive sides.

 Surrounding Uses
Single family houses are adjacent to the Turtle Creek Lane side; undeveloped,
wooded properties are located to the First Street and Normandy Drive sides. The
Canadian National Railroad is located to the Adams Drive side.

 Zoning History
The C-2 district resulted from a 1982 rezoning from R-1A(M) (PZR-82-27, Ord. No.
82-11-12).

 Future Land Use Recommendation
Low-to-Moderate Residential: Single-family detached dwellings; attached dwellings
such as duplexes, patio/zero-lot line homes and townhomes; and accessory units.
Neighborhood retail, services, offices and institutions are also permitted in appropriate
locations such as along transportation corridors or at intersections. (over six dwellings
per acre).

Recommended Zoning Districts: R-1A (6,000 sf. min. lot size), R-1B (10,000 sf. min.
lot size), R-1AM (accessory units and individual mobile homes)

 Flood Zone & Minimum Building Elevation
1992 Flood Insurance Rate Map: A99
2013 Digital Flood Insurance Rate Map: AE +5.5.

Both maps show the property in a Special Flood Hazard Area requiring flood insurance
for a federally-backed mortgage. The minimum building elevation is either +5.5 ft
(NAVD 88 Datum) or 1 ft. above the centerline of the nearest street.  The nearest
paved street is Adams Drive.

Department of Planning & Zoning 
Staff Report – Map Amendment 
Case No. 2023-12-R 
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 Traffic Access 
The subject lots were platted in 1982 and finally approved by the Planning 
Commission and Parish Council four years later (86-11-5).  There was not a street 
with hard surface providing access when the lots were subdivided.  At the time of 
writing this report it is unclear how vehicles would access the site; neither First Street 
nor Adams Drive is developed to provide frontage. 
 

 Utilities 
Parish GIS shows public sewer and water located along the south side of the 
Canadian National Railway. 

Drainage ditches are located on each side of the undeveloped portion of First Street, 
but drainage review would need to occur prior to any development in the area as per 
parish engineers.  

Director of Wastewater stated that sewer would need to be tied in on Turtle Creek 
Lane. 

Similar to access, there is not a clear path regarding how the necessary utilities will 
be provided to this site, as they must either be run through undeveloped right-of-way 
or adjacent, separately owned property. This would be an issue regardless of the 
zoning. 

APPLICABLE REGULATIONS 

Appendix A.  Section VI. – Zoning District Criteria and Regulations 
[VIII.] R-3. Multi-family residential:  
1.  Use Regulations:  

a.  A building or land shall be used only for the following purposes:  
(1)  All uses allowed in the R-2 district.   
(2)  Multi-family dwellings.   
(3)  Boarding and lodging houses.  
(4)  Townhouses (see Section VII for Supplemental Use and Performance regulations).  

b.  Special exception uses and structures: As approved by the Planning and Zoning Commission only:  
c.  Special permit uses and structures:  

(1)  Supplemental C-1 and C-2 uses.   
(2)  Reserved.   
(3)  Private commercial access roads, upon review by the Planning Commission and supporting resolution of 

the Council.   
2.  Spatial Requirements:  

a.  Minimum lot size: Ten thousand (10,000) square feet; minimum width - sixty (60) feet; two thousand five 
hundred (2,500) square feet per family.  

b.  Minimum yard requirements:  
(1)  Front - twenty (20) feet  
(2)  Side - ten (10) feet  
(3)  Rear - twenty (20) feet.  
(4)  Whenever property abuts a major drainage canal as defined by the Subdivision regulations the required 

setback for all structures shall be ten (10) feet measured from the inner boundary of such servitude or 
right-of-way, notwithstanding any other more restrictive setbacks, this provision shall not apply to any lot 
of record created and existing prior to the effective date of Ordinance No. 99-12-8, December 15, 1999.  

c.  Maximum land coverage: Eighty (80) percent (twenty (20) percent green space).  
d.  Accessory buildings:  

(1)  Accessory buildings shall be of one story construction not to exceed sixteen (16) feet in height.  
(2)  Accessory buildings shall be located on the same parcel of land as the main structure.  
(3)  Nonresidential accessory buildings shall not be permitted.  

e.  Permitted encroachments:  
(1)  Overhangs projecting not more than twenty-four (24) inches, excluding gutter.  
(2)  Stairs and landings not more than three (3) feet in height, projecting no more than four (4) feet into 

required front or rear yard.  
3.  Transportation System: Servitude of access, local, or collector street.  
4.  Special Provisions:  

a.  Where any multi-family residential district (R-3) abuts any residential zoning district or use, a six-foot-high 
solid wood fence or masonry wall shall border the same and there shall be a buffer strip ten (10) feet wide 
designated and maintained on the site planted with plant materials acceptable for buffer zones. 

  
Appendix A.  Section XV. - Amendment procedure 
D. Rezoning guidelines and criteria: The proponent for a change should present reasonable factual proof that two or 

more of the following criteria are met: 
1.  The proposed rezoning conforms to land development pattern established by the St. Charles Parish 

Comprehensive Plan Future Land Use Map and does not create a spot zone that is incompatible with the 
surrounding neighborhood. 

2.  The Land-use pattern or character has changed to the extent that the existing zoning no longer allows 
reasonable use of the applicant’s property, and that the proposed zoning does. In order to determine what is 
reasonable use of the property, the proponent for the zoning change should consider one or more of the 
following: 
a.  Consideration of uses on adjacent properties that would limit the use of the site under consideration. 
b.  Consideration of unique or unusual physical or environmental limitations due to size, shape, topography 

or related hazards or deficiencies. 
c.  Consideration of changes in land value, physical environment or economic aspects which can be shown 

to limit the usefulness of vacant land or buildings. 
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3.  Potential uses permitted by the proposed rezoning will not be incompatible with existing neighborhood 
character nor will they overburden public facilities and infrastructure. 

The Planning Staff shall base rezoning analyses on these criteria but shall not be prohibited from factoring 
unique circumstances of the application into the analysis. The Planning and Zoning Commission may state in its 
recommendations to the Council: its concurrence with, or rejection of, any or all of the proponents' case for the 
suggested amendment, and/or its position relative to proponents' statements on the case. Planning Staff 
analyses and recommendations shall be forwarded to the Council along with the Commission's 
recommendations. 

 
E.  Rezoning approval criteria: Before the Council votes to approve a rezoning, there should be reasonable factual 

proof by the applicant that: 
1.  The proposed map amendment is in compliance, or is not in conflict, with the goals and recommendations of 

the St. Charles Parish Comprehensive Plan and Future Land Use Map, also 
2.  The proposed map amendment does not negatively impact the health, safety, and welfare of the community. 

REZONING GUIDELINE & CRITERIA EVALUATION  

1.  The proposed rezoning conforms to the land development pattern established by the 
St. Charles Parish Comprehensive Plan Future Land Use Map and does not create a 
spot zoning that is incompatible with the surrounding neighborhood.    
 
The proposed R-3 zoning does not conform to the Low-to-Moderate Residential FLUM 
designation, which encourages residential uses of lesser intensity as permitted in the 
R-1A, R-1B, and R-1A(M) zoning districts. The designation does account for some 
density in the form of duplexes, patio/zero-lot line homes and townhomes, but not at 
the density permitted under R-3 zoning, and specifically on this site (up to 12 units / 
17 units per acre). The request is a spot zone since this would confine the proposed 
R-3 zoning to a single small site. The request does not meet the first guideline. 

 
2. The Land-use pattern or character has changed to the extent that the existing zoning 

no longer allows reasonable use of the applicant's property and the proposed zoning 
does. 

 
 The existing C-2 district was established by a rezone from R-1A(M) in 1982 (PZR-82-

27, Ord. No. 82-11-12).  The purpose of the rezone was to permit an apartment 
complex.  The existing zoning is still reasonable since R-3 uses can be permitted 
under C-2 zoning upon approval from the Planning Commission and Parish Council 
as a Special Permit Use.  The request does not meet the second guideline. 

 
3. Potential uses permitted by the proposed rezoning will not be incompatible with 

existing neighborhood character nor will they overburden public facilities and 
infrastructure. 

 
 The subject site is located on an unimproved portion of First Street, and properties 

with frontage along this portion are undeveloped and wooded. Development in the 
area includes a park and the single family neighborhoods of Preston Hollow and 
Elkinsville. Single family houses within Preston Hollow abut to the rear of the subject 
site. While R-3 uses would be incompatible if developed within those neighborhoods, 
the site is relatively isolated and clearly separated from those developed areas. The 
lack of a defined neighborhood character along this unimproved portion of First Street 
provides room for the proposed zoning to be considered, especially since the current 
zoning permits certain commercial uses by right or R-3 uses as a special permit use. 
Representatives from the Departments of Waterworks and Wastewater stated that a 
development potential of 10-12 units would not overburden existing infrastructure, but 
how connections to the nearest available public facilities will occur is unclear. This 
would be an issue regardless of zoning or development type. The request meets the 
third guideline. 

DEPARTMENT RECOMMENDATION 

Denial, due to only meeting one of the three rezoning criteria. 
 
This request will be forwarded with the Planning Commission’s recommendation 
to the Parish Council for a second public hearing and final determination. 
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APPLICATION INFORMATION 

 Submittal Date: 7/31/23

 Applicant / Property Owner
Roger Landry
314 Beaupre Drive
Luling, LA 70070
504-452-4678; rlandry@landrytr.com

 Request
Change of zoning from R-1A, Single Family Residential Detached District to R-
1A(M), Single Family Residential Detached District—Allows Mobile Homes

SITE INFORMATION 

 Location
Lot 1B1, Sq. 6, Linda Lou Park, Unit 2; 519 Willow Street, Boutte

 Size: 7,901 sq. ft.

 Current Use: vacant but cleared

 Surrounding Zoning
R-1A is adjacent to each side. R-1A(M) is nearby, limited primarily to the northeast
side of Fir Street. A rezone in 1982 (PZR-1982-29) extended R-1A(M) zoning south
of Fir Street, nearly abutting the subject site.

 Surrounding Uses
The surrounding development in the neighborhood consists primarily of site-built
houses. More specifically, a site built home is adjacent to the Sharon Avenue side; a
manufactured home is located across David Drive; and a manufactured home and a
site-built house are located across Willow Street.

 Zoning History
The R-1A district was established with the 1981 comprehensive rezoning.

 Future Land Use Recommendation
Low-to-Moderate Residential: Single-family detached dwellings; attached dwellings
such as duplexes, patio/zero-lot line homes and townhomes; and accessory units.
Neighborhood retail, services, offices and institutions are also permitted in appropriate
locations such as along transportation corridors or at intersections (over six dwellings
per acre).

Recommended Zoning Districts: R-1A (6,000 sf. min. lot size), R-1B (10,000 sf. min.
lot size), R-1AM (accessory units and individual mobile homes)

 Flood Zone & Minimum Building Elevation
1992 Flood Insurance Rate Map: AE +4
2013 Digital Flood Insurance Rate Map: AE +6

Both maps show the property in a Special Flood Hazard Area requiring flood insurance
for a federally-backed mortgage.  The minimum building elevation is 6 ft. NAVD 88.

Department of Planning & Zoning 
Staff Report – Map Amendment 
Case No. 2023-13-R 
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 Traffic Access  
The site is a corner lot with frontage of Willow Street and David Drive, a private un-
improved road. A driveway culvert provides access from Willow Street. 
 
Per the St. Charles Parish Assessors’ information the portion of Willow Street where 
frontage is provided is under private ownership. Staff researched this further and 
found transfer documents dating back to 1978 include a 208.02 ft. wide by 1,500 ft. 
long portion of ground. This lines up with an area intended for the development of 
Linda Lou Park Unit 1 and Unit 2 Subdivisions as shown on the 1974 map by J. Jerry 
Smith, and includes what is now David Drive and this portion of Willow Street.   
 
Unless there is documentation showing this portion of Willow Street has been 
dedicated to the Parish, it’s likely any development on Lot 1B1 will require an access 
agreement with the owners of this portion of Willow Street (please note this portion is 
paved and Parish utilities are present).   

 
 Utilities 

Parish GIS shows public water available along Willow Street, but not Parish sewer. 
The Director of Wastewater confirmed there is a force main along the front this site, 
but as part of any development the owner will have to install a grinder pump station to 
connect to parish sewer. 

APPLICABLE REGULATIONS 

Appendix A.  Section VI. – Zoning District Criteria and Regulations 
[II.] R-1A(M). Single Family Residential Detached Conventional Homes, Manufactured Homes, and Mobile Homes—
Medium density.  

Policy statement: This district is composed of areas containing one-family dwellings constructed on a 
permanent foundation, connected to public utilities, and which meet the architectural and aesthetic standards of a 
permanent residence. Additionally, mobile homes which meet the special provisions below are allowed.  

1. Use Regulations:  
a. A building or land shall be used only for the following purposes:  

(1) Site-built, single-family detached dwellings.  
(2) Manufactured homes.  
(3) Mobile homes.  
(4) Accessory uses.  
(5) Private recreational uses.  
(6) Farming on lots of three (3) acres or more and at least one hundred fifty (150) feet frontage.  

b. Special exception uses and structures include the following:  
(1) Additional residences for family and relatives on unsubdivided property on a non-rental basis, 

and which meet the criteria outlined in Special Provisions [subsection 3].  
(2) Parks, public libraries, fire stations, police or sheriff's stations or substations, and sewer 

pumping stations.  
(3) Showing and operation of historic buildings and/or sites and their related activities, provided a 

certificate from the United States Department of Interior is furnished by the owner verifying 
that the building and/or site is on the National Register of Historic Places.  

(4) Accessory uses to golf courses and country clubs limited to the following:  
• Art studios  
• Churches and Religious Institutions  
• Commercial recreation facilities  
• Commercial schools  
• Personal service businesses, examples include but are not limited to beauty shops 

and barber shops, acupuncture, and massage services  
• Professional offices, examples include but are not limited to doctors, dentists, 

engineers, architects, landscape architects, plan services, realtors, insurance  
• Restaurants and cafeterias  

c. Special permit uses and structures include the following:  
(1) Child care centers.  
(2) Public and private schools (except trade, business and industrial).  
(3) Golf courses (but not miniature courses or driving ranges), country clubs, and accessory 

commercial uses on such properties.  
(4) Educational, religious and philanthropic institutions. These buildings must be set back from all 

property lines a distance of at least one (1) foot for each foot of building height.  
(5) Private commercial access roads, upon review by the Planning Commission and supporting 

resolution of the Council.   
(6) Accessory dwelling units upon approval by the Planning Commission and supporting 

resolution of the Council.  
(7) Garden Home Developments in accordance with Section VII Supplemental Regulations upon 

review and recommendation of the Planning Commission and supporting resolution of the St. 
Charles Parish Council.  

2. Spatial Requirements.  
a. Minimum lot size: Five thousand (5,000) square feet per family; minimum width-fifty (50) feet.  
b. Minimum yard sizes:  
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(1) Front—Fifteen (15) feet.  
(2) Side—Five (5) feet.  
(3) Rear—Five (5) feet.  
(4) For lots with less than one hundred (100) feet depth, front setback shall be fifteen (15) 

percent of lot depth with a minimum of ten (10) feet to the front lot line and five (5) feet to the 
rear lot line.   

(5) Whenever property abuts a major drainage canal as defined by the Subdivision regulations 
the required setback for all structures shall be ten (10) feet measured from the inner 
boundary of such servitude or right-of-way, not withstanding any other more restrictive 
setbacks, this provision shall not apply to any lot of record created and existing prior to the 
effective date of Ordinance No. 99-12-8, December 15, 1999.   

c. Accessory buildings:  
(1) The accessory building shall not exceed two-story construction.  
(2) Minimum setback of accessory buildings shall be three (3) feet.  
(3) Nonresidential accessory buildings shall not be permitted.   

d. Permitted encroachments:  
(1) Overhangs projecting not more than twenty-four (24) inches, excluding gutter.  
(2) Stairs and landings not more than three (3) feet in height, projecting no more than four (4) 

feet into required front yard.  
3. Special Provisions:  

a. Additional dwellings on unsubdivided property:  
(1) Additional dwellings on unsubdivided property referred to in 1.b(1) above will be permitted at 

the rate of one (1) dwelling unit for each seven thousand (7,000) square feet of lot area.  
(2) The applicant for any additional dwellings on unsubdivided property shall submit a copy of all 

subdivision restrictions (covenants) which govern the property in order to protect the integrity 
of the neighborhood.  

(3) Under no circumstances will the total number of dwellings per unsubdivided lot permitted 
under these provisions exceed four (4).  

(4) Permits issued under this provision will be issued for a two-year period. At the expiration of 
this time, an investigation will be conducted by the Planning and Zoning Department to 
determine if this Code is complied with. Non-compliance will result in the revocation of the 
permit.  

b. All manufactured housing and mobile homes shall be secured according to the Federal Emergency 
Management Agency's Sept. 1985 publication Manufactured Home Installation in Flood Hazard 
Areas. 

c. Reserved.   
d. All dwelling units shall be connected to utility systems which provide for health and safety under all 

conditions of normal use. Home utility services shall only be connected to the supply source by 
means of approved materials, and shall be inspected by the appropriate agency.  

  
Appendix A.  Section XV. - Amendment procedure 
D. Rezoning guidelines and criteria: The proponent for a change should present reasonable factual proof that two or 

more of the following criteria are met: 
1.  The proposed rezoning conforms to land development pattern established by the St. Charles Parish 

Comprehensive Plan Future Land Use Map and does not create a spot zone that is incompatible with the 
surrounding neighborhood. 

2.  The Land-use pattern or character has changed to the extent that the existing zoning no longer allows 
reasonable use of the applicant’s property, and that the proposed zoning does. In order to determine what is 
reasonable use of the property, the proponent for the zoning change should consider one or more of the 
following: 
a.  Consideration of uses on adjacent properties that would limit the use of the site under consideration. 
b.  Consideration of unique or unusual physical or environmental limitations due to size, shape, topography 

or related hazards or deficiencies. 
c.  Consideration of changes in land value, physical environment or economic aspects which can be shown 

to limit the usefulness of vacant land or buildings. 
3.  Potential uses permitted by the proposed rezoning will not be incompatible with existing neighborhood 

character nor will they overburden public facilities and infrastructure. 
The Planning Staff shall base rezoning analyses on these criteria but shall not be prohibited from factoring 
unique circumstances of the application into the analysis. The Planning and Zoning Commission may state in its 
recommendations to the Council: its concurrence with, or rejection of, any or all of the proponents' case for the 
suggested amendment, and/or its position relative to proponents' statements on the case. Planning Staff 
analyses and recommendations shall be forwarded to the Council along with the Commission's 
recommendations. 

 
E.  Rezoning approval criteria: Before the Council votes to approve a rezoning, there should be reasonable factual 

proof by the applicant that: 
1.  The proposed map amendment is in compliance, or is not in conflict, with the goals and recommendations of 

the St. Charles Parish Comprehensive Plan and Future Land Use Map, also 
2.  The proposed map amendment does not negatively impact the health, safety, and welfare of the community. 

REZONING GUIDELINE & CRITERIA EVALUATION  

1.  The proposed rezoning conforms to the land development pattern established by the 
St. Charles Parish Comprehensive Plan Future Land Use Map and does not create a 
spot zoning that is incompatible with the surrounding neighborhood. 

 
The site is designated Low-to-Moderate Residential on the Future Land Use Map. R-
1A(M) zoning is recommended under this designation and would not cause conflict 
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with the Future Land Use Map. The subject site is in a neighborhood under an 
established R-1A zoning district where the boundary between R-1A and R-1A(M) 
zoning is clear. A change to R-1A(M) on a small individual site within a larger R-1A 
district is considered a spot zone. The request does not meet the first guideline.  

 
2. The Land-use pattern or character has changed to the extent that the existing zoning 

no longer allows reasonable use of the applicant's property and the proposed zoning 
does. 

 
The existing R-1A zoning (established in 1981) allows for a reasonable use of the 
property by permitting site-built single-family detached dwellings consistent with the 
surrounding neighborhood. There are nonconforming manufactured homes in the 
area but this portion of Magnolia Ridge Park has remained developed largely with site-
built houses as permitted in the district. Two nearby spot zones from the early 1980’s 
to R-1A(M) (PZR-1982-29) and R-2 (PZR-1983-22) did not alter the neighborhood 
character and do not provide a basis for the consideration of a spot zoning request 
under the Comprehensive Land Use Plan. The request does not meet the second 
guideline. 

 
3. Potential uses permitted by the proposed rezoning will not be incompatible with 

existing neighborhood character nor will they overburden public facilities and 
infrastructure. 

 
 The proposed rezoning to R-1A(M) would allow for a manufactured home. It would not 

overburden public facilities or infrastructure but a manufactured home would not be 
compatible with a neighborhood developed primarily with site-built houses. There are 
manufactured homes in the immediate vicinity, but these are non-conforming uses 
and do not define the larger established neighborhood character. The request does 
not meet the third guideline. 

DEPARTMENT RECOMMENDATION 

Denial, due to not meeting any of the three rezoning criteria.  
 
This request will be forwarded to the Parish Council for a second public hearing 
with the Planning Commission’s recommendation. 
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APPLICATION INFORMATION 

 Submittal Date: 8/7/223

 Applicant / Property Owner
Marc Picciola
Picciola & Associates, Inc.
P.O. Box 687
Cut Off, LA 70345
985-632-5786
marc@picciola.com

Louis M. Andolsek, Jr. 
Ashton Plantation Estates, LLC 
P.O. Box 157 
Harvey, LA 70059 
504-368-6355
landolsek@levert.net

 Request
Change of zoning from C3, Highway Commercial District to R-1A, Single family
residential detached conventional homes – Medium density

SITE INFORMATION 

 Location
The site is located between Ashton Plantation Boulevard and the I-310 Off-Ramp, and
is adjacent to the senior living center at 270 Ashton Plantation Boulevard.

 Size: approximately 719,442 sq. ft. (16.5 acres)

 Current Use: vacant but cleared

 Surrounding Zoning
R-1A zoning is located to the Ashton Plantation Boulevard side; C-3 zoning is to the
I-310 and Lac Calcasieu Drive sides; MS-Medical Service District zoning is adjacent
to the Luling Avenue side.

 Surrounding Uses
The site is within Ashton Plantation, which has undergone phased development as a
single family subdivision since 1999. Specifically, Ashton Plantation Phase 1-C is
located across Ashton Plantation Boulevard, a senior living center is adjacent to the
Luling Avenue side, the I-310 off-ramp is adjacent to the rear, and the portion of
property adjacent to the Lac Calcasieu Drive side is vacant but cleared.

 Zoning History
Most of the existing C-3 zoning was established in 1981, but a portion was created
under PZR-99-23; Ord. 99-8-8 to make all land west of Ashton Plantation Boulevard
C-3.

 Flood Zone & Minimum Building Elevation
1992 Flood Insurance Rate Map: X zone
2013 Digital Flood Insurance Rate Map: AE +4

The effective Flood Insurance Rate Map (1992) shows the entire site in a shaded X-
zone.  This is not a Special Flood Hazard Area; property owners would not be required
to have flood insurance for a federally-backed mortgage. The Parish requires a
building to be 1 ft. above the centerline of the nearest street in this flood zone. The
Digital Flood Insurance Rate Map sets the minimum building elevation when it is more
restrictive or higher than the 1992 map. It shows the majority of the site in an AE zone
with the base flood estimated to reach +4 ft. NAVD 88.

In order to permit a structure, a developer will have to submit a grade certificate
prepared by a licensed engineer or surveyor so staff can determine which elevation
requirement is greater.

Department of Planning & Zoning 
Staff Report – Map Amendment 
Case No. 2023-14-R 
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 Future Land Use Recommendation 
Low-to-Moderate Residential – Single-family detached dwellings; attached dwellings 
such as duplexes, patio/zero-lot line homes and townhomes; and accessory units. 
Neighborhood retail, services, offices and institutions are also permitted in appropriate 
locations such as along transportation corridors or at intersections. (over six dwellings 
per acre) 
 
Recommended Zoning Districts: R-1A (6,000 sf. min. lot size), R-1B (10,000 sf. min. 
lot size), R-1AM (accessory units and individual mobile homes) 
 

 Traffic Access 
The site fronts Ashton Plantation Boulevard. The preliminary plat submitted with a 
corresponding major subdivision application shows access provided via an extension 
of Lac Calcasieu Drive off Ashton Plantation Boulevard. 
 

 Utilities 
The Parish GIS map shows public water and sewer facilities along Ashton Plantation 
Boulevard. 
 
This request was submitted with a corresponding major subdivision application. As 
part of the major subdivision process the Parish reviews a Drainage Impact Analysis 
and construction plans to ensure drainage is not adversely affected by the 
development and all utilities are built according to Parish specifications.  
 

APPLICABLE REGULATIONS 

Appendix A.  Section VI. – Zoning District Criteria and Regulations 
[I.] R-1A. Single family residential detached conventional homes—Medium density.  

Policy statement: This district is composed of areas containing one-family dwellings constructed on a 
permanent foundation, connected to public utilities and which meet the architectural standards of a permanent 
residence. The district regulations are designed to protect the residential character of the areas by prohibiting all 
commercial activities; to encourage a suitable neighborhood environment for family life by including among the 
permitted uses such facilities as schools and churches; and to preserve the openness of the areas by requiring 
certain minimum yard and area standards to be met.  

1. Use Regulations:  
a. A building or land shall be used only for the following purposes:  

(1) Site-built single-family detached dwellings  
(2) Accessory uses  
(3) Private recreational uses  

b. Special exception uses and structures include the following:  
(1) Parks, public libraries, fire stations, police or sheriff's stations or substations, and sewer 

pumping stations.  
(2) Showing the operation of historic buildings and/or sites and their related activities, provided a 

certificate from the United States Department of Interior is furnished by the owner verifying 
that the building and/or site is on the National Register of Historic Places.  

(3) Accessory uses to golf courses and country clubs limited to the following:  
• art studios  
• churches and religious institutions  
• commercial recreation facilities  
• commercial schools  
• personal service businesses, examples include but are not limited to beauty shops 

and barber shops, acupuncture, and massage services  
• professional offices, examples include but are not limited to doctors, dentists, 

engineers, architects, landscape architects, plan services, realtors, insurance  
• restaurants and cafeterias  

c. Special permit uses and structures include the following:  
(1) Child care centers.  
(2) Public and private schools (except trade, business, and industrial).  
(3) Golf courses (but not miniature courses or driving ranges), country clubs, and accessory 

commercial uses on such properties. 
(4) Educational, religious and philanthropic institutions. These buildings must be set back from all 

yard lines a distance of at least one (1) foot for each foot of building height.  
(5) Modular, panelized and precut homes, provided that they are placed on a permanent 

foundation.  
(6) Reserved.   
(7) Private commercial access roads, upon review by the Planning Commission and supporting 

resolution of the Council.   
(8) Accessory dwelling units upon approval by the Planning Commission and supporting 

resolution of the Council. 
(9) Garden Home Developments in accordance with Section VII Supplemental Regulations upon 

review and recommendation of the Planning Commission and supporting resolution of the St. 
Charles Parish Council. 

2. Spatial Requirements:  
a. Minimum lot size: Six thousand (6,000) square feet per family; minimum width—sixty (60) feet.  
b. Minimum yard sizes:  
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(1) Front—Twenty (20) feet.  
(2) Side—Five (5) feet.  
(3) Rear—Twenty (20) feet.  
(4) For lots with less than one hundred (100) feet depth, front setback and rear setback shall be 

twenty (20) percent of lot depth respectively with a minimum of ten (10) feet to the front lot 
line and five (5) feet to the rear lot line.  

(5) Whenever property abuts a major drainage canal as defined by the Subdivision regulations 
the required setback for all structures shall be ten (10) feet measured from the inner 
boundary of such servitude or right-of-way, not withstanding any other more restrictive 
setbacks, this provision shall not apply to any lot of record created and existing prior to the 
effective date of Ordinance No. 99-12-8, December 15, 1999.  

c. Accessory buildings:  
(1) An accessory building may occupy no more than twenty-five (25) percent of the required rear 

yard.  
(2) The accessory building shall not exceed two-story construction.  
(3) Minimum setback of accessory buildings including overhangs, shall be three (3) feet.  
(4) Nonresidential accessory buildings shall not be permitted.  

d. Permitted encroachments:  
(1) Overhangs projecting not more than twenty-four (24) inches, excluding gutter. For accessory 

buildings, overhangs shall not be closer than three (3) feet to any property line.  
(2) Stairs and landings not more than three (3) feet in height, projecting no more than four (4) 

feet into required front or rear yard.  
 

Appendix A.  Section XV. - Amendment procedure 
D. Rezoning guidelines and criteria: The proponent for a change should present reasonable factual proof that two or 

more of the following criteria are met: 
1.  The proposed rezoning conforms to land development pattern established by the St. Charles Parish 

Comprehensive Plan Future Land Use Map and does not create a spot zone that is incompatible with the 
surrounding neighborhood. 

2.  The Land-use pattern or character has changed to the extent that the existing zoning no longer allows 
reasonable use of the applicant’s property, and that the proposed zoning does. In order to determine what is 
reasonable use of the property, the proponent for the zoning change should consider one or more of the 
following: 
a.  Consideration of uses on adjacent properties that would limit the use of the site under consideration. 
b.  Consideration of unique or unusual physical or environmental limitations due to size, shape, topography 

or related hazards or deficiencies. 
c.  Consideration of changes in land value, physical environment or economic aspects which can be shown 

to limit the usefulness of vacant land or buildings. 
3.  Potential uses permitted by the proposed rezoning will not be incompatible with existing neighborhood 

character nor will they overburden public facilities and infrastructure. 
The Planning Staff shall base rezoning analyses on these criteria but shall not be prohibited from factoring 
unique circumstances of the application into the analysis. The Planning and Zoning Commission may state in its 
recommendations to the Council: its concurrence with, or rejection of, any or all of the proponents' case for the 
suggested amendment, and/or its position relative to proponents' statements on the case. Planning Staff 
analyses and recommendations shall be forwarded to the Council along with the Commission's 
recommendations. 

 
E.  Rezoning approval criteria: Before the Council votes to approve a rezoning, there should be reasonable factual 

proof by the applicant that: 
1.  The proposed map amendment is in compliance, or is not in conflict, with the goals and recommendations of 

the St. Charles Parish Comprehensive Plan and Future Land Use Map, also 
2.  The proposed map amendment does not negatively impact the health, safety, and welfare of the community. 

REZONING GUIDELINE & CRITERIA EVALUATION  

1.  The proposed rezoning conforms to the land development pattern established by the 
St. Charles Parish Comprehensive Plan Future Land Use Map and does not create a 
spot zoning that is incompatible with the surrounding neighborhood.    
 
The subject site is within an area designated Low-Moderate Residential, which 
anticipates development of those residential uses typically permitted in the R-1A, R-
1B, and R-1A(M) zoning districts. The request would not be considered a spot zone 
since it covers a large area and expands on an adjacent R-1A district. The proposed 
R-1A zoning does conform to the land development pattern established by the Future 
Land Use Map and furthers the goal of the Comprehensive Plan. The request meets 
the first guideline. 

 
2. The Land-use pattern or character has changed to the extent that the existing zoning 

no longer allows reasonable use of the applicant's property and the proposed zoning 
does. 

 
 The existing C-3 zoning was established in 1981 and reorganized in 1999 (PZR-99-

23; Ord. 99-8-8) so the land west of what would be Ashton Plantation Boulevard was 
zoned exclusively commercial. The land use pattern has changed with each 
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successive phase of Ashton Plantation Subdivision, which has reduced the C-3 zoning 
in favor of expanding residential development. The 1999 rezone referenced above 
made way for the 2006 and 2007 dedications of Ashton Plantation Phases 1-A, 1-B, 
and 1-C. And a 2007 rezone from C-3 to R-1A (PZS-2007-15; Ord. 07-8-15) made 
way for the first residential expansion to the west side of Ashton Plantation Boulevard, 
with Phases 2-A and 2-B dedicated in 2018 and 2020. Despite the reductions to the 
commercially zoned areas, the commercial zoning that remains may still be excessive 
for the area. The subject site is also approximately 2,500 ft. from River Road and lacks 
any other direct access to the kind of high-traffic roadway making commercial 
development feasible. The proposed R-1A zoning allows for a more reasonable use 
of the property that is in keeping with the changes in land-use pattern detailed above. 
The request meets the second guideline. 

 
3. Potential uses permitted by the proposed rezoning will not be incompatible with 

existing neighborhood character nor will they overburden public facilities and 
infrastructure. 

 
 The proposed R-1A zoning would be more compatible with the surrounding 

neighborhood character, which has become primarily single family residential with the 
development of each phase of Ashton Plantation Subdivision. Additional residential 
development of this area is to be expected. The current zoning allows more intensive 
land uses including single-use commercial, retail, office and service uses. Therefore, 
rezoning the site to R-1A would not result in an overburden of public facilities and 
infrastructure. Additionally, this request is a companion to a major subdivision 
application where adequacy of existing and proposed infrastructure will be reviewed 
in greater detail. The request meets the third guideline. 

DEPARTMENT RECOMMENDATION 

Approval, based on meeting all rezoning criteria.  
 
This request will be forwarded with the Planning Commission’s recommendation 
to the Parish Council for a second public hearing and final determination.  
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APPLICATION INFORMATION 
 Applicant / Property Owner

Drake Kody Badeaux
178 Lorraine Drive
Des Allemands, LA 70030
318-306-2093; dkbadeaux@gmail.com

 Request
R-1A use in a C-3 zoning district

SITE INFORMATION 
 Location

Lot 89A-1A-2, Coteau de France or Ranson Tract; 16528 Highway 90, Des
Allemands 70030

 Size of Site
The site is 68,512.90 sq. ft.

 Current Zoning and Land Use
C-3, Highway Commercial. The property is vacant and wooded.

 Surrounding Zoning and Land Use
O-L zoning is located to the north and east sides; M-1 zoning is adjacent to the
south and west sides.

This site is on a portion of Highway 90 that is sparsely developed, with large portions 
of undeveloped and wooded land. Development that is present is primarily 
residential, including the lot adjacent to the north side. 

 Future Land Use Recommendation
Business Park: This category provides for the development of planned business,
office, technology, warehouse and research activities, as well as related ancillary
uses, such as shipping offices, office supply, services, hotels and restaurants.
Business parks should incorporate design standards such as screening, landscaping
and site location criteria. Consistent with some M-1 uses, and C-1, C-2 and C-3 uses
with development standards.

 Flood Zone & Minimum Building Elevation
1992 Flood Insurance Rate Map: X zone
2013 Digital Flood Insurance Rate Map: AE +5

The effective Flood Insurance Rate Map (1992) shows the site in a shaded X-zone.
This is not a Special Flood Hazard Area; the National Flood Insurance Program
would not require a property owner to have flood insurance for a federally-backed
mortgage at the site. The Parish requires a building to be 1 ft. above the centerline
of the nearest street in this flood zone. The Digital Flood Insurance Rate Map sets
the minimum building elevation when it is more restrictive or higher than the 1992
map. It shows the site in an AE zone with the base flood estimated to reach +5 ft.
NAVD 88.

In order to permit a structure, a developer will have to submit a grade certificate
prepared by a licensed engineer or surveyor so staff can determine which elevation
requirement is greater.

Department of Planning & Zoning 
Staff Report – Special Permit Use 
Case No. 2023-4-SPU 
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 Traffic Access 
This site has 135.01 ft. of frontage on Highway 90. There is an approximately 23.56 
ft. driveway providing access from the highway. Per the applicant the driveway was 
permitted as required through LaDOTD.  
 

 Utilities 
Parish water is available along the southbound lane of Highway 90.  

Parish sewer is not available to this property. A Parish force main line runs along the 
northbound travel lane of Highway 90 opposite this site and cutting across Highway 
90 to reach this line is not feasible. The nearest Parish sewer is a gravity line along 
LA 631 approximately 1,000 ft. away.  
 
Drainage flow should be directed towards the ditch along Highway 90.  

APPLICABLE REGULATIONS 
Appendix A.  Section VI. – Zoning District Criteria and Regulations 
[IV.] C-3. Highway commercial district—Wholesale and retail sales:  

1. Use Regulations:  
a. A building or land shall be used for the following purposes.  

(1) All uses allowed in the C-2 District.   
(2) Commercial auditoriums, coliseums or convention halls  
(3) Retail manufacturing  
(4) Automobile sales and service  
(5) Wholesale uses  
(6) Warehouses (less than 10,000 sq. ft.)  
(7) Bus, railroad, passenger and truck terminals (without video poker gaming facilities)   
(8) Bottling works  
(9) Dog pound  
(10) Building supply  
(11) Heating and air conditioning service  
(12) Plumbing shops  
(13) Automotive repair, minor and major  
(14) Glass installation  
(15) Fabrication of gaskets and packing of soft metal material  
(16) Creameries  
(17) Parcel delivery service  
(18) Reserved.   
(19) Frozen food lockers  
(20) Public stables  
(21) Bulk dairy products (retail)  
(22) Animal hospitals  
(23) Gymnasiums  
(24) Sheet metal shops.  
(25) Upholstery  
(26) Other uses of similar intensity  
(27) Customary accessory uses incidental to the above uses when located on the same lot.  

b. Special exception uses and structures:  
(1) Temporary construction facilities for a period of one (1) year upon approval of the Planning 

Director.   
c. Special permit uses and structures include the following:  

(1) Barrooms, night clubs, lounges, and dancehalls upon review and approval by the Planning 
Commission and supporting resolution of the Council.  

(2) R-1A and R-1B uses upon review and approval by the Planning Commission.  
(3) R-3 uses upon review and approval by the Planning Commission and supporting resolution of 

the Council.  
(4) Reserved.  
(5) Cellular installations and PCS (personal communication service) installations.  
(6) Reserved.   
(7) Warehouses (non-hazardous materials) over ten thousand (10,000) square feet.  
(8) Green markets upon review and approval by the Planning Commission and supporting 

resolution of the Council. Such sites must possess frontage on a hard-surfaced public 
collector or arterial street.  

(9) Bingo Halls, Video Bingo Parlors, and Off-Track Betting Establishments upon review of the 
Planning Commission and Ordinance of the Parish Council.  

(10) Outdoor storage, when accessory to an otherwise permitted use in the district.  
(11) Automobile Fleet Services: Examples include rental car facilities, overnight truck parking, 

dispatch locations, and any use related to the temporary or periodical parking of operative 
motor vehicles.  

2. Spatial Requirements:  
a. Minimum lot size: Seven thousand (7,000) square feet, minimum width - seventy (70) feet.  
b. Minimum yard sizes:  

(1) Front - twenty (20) feet  
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(2) Side - five (5) feet  
(3) Rear - ten (10) feet  
(4) Whenever property abuts a major drainage canal as defined by the Subdivision regulations 

the required setback for all structures shall be ten (10) feet measured from the inner 
boundary of such servitude or right-of-way, not withstanding any other more restrictive 
setbacks, this provision shall not apply to any lot of record created and existing prior to the 
effective date of Ordinance No. 99-12-8, December 15, 1999.   

3. Transportation System: Arterial, local industrial, rail, water.  
4. Special Provisions:  

a. Where any commercial use in a C-3 zoning district abuts any residential district or use, a six-foot 
high solid wood fence or masonry wall shall border the same and there shall be a buffer strip ten 
(10) feet wide designated and maintained on the site planted with plant materials acceptable for 
buffer zones unless the Planning and Zoning Department shall require a greater or lesser buffer 
strip.  

 [V.] Prohibited use: Medical waste storage, treatment or disposal facilities.   
 
Appendix A. Section IV. 
A. Evaluation Criteria – those uses requiring approval for either a Special Exception or a Special Permit Use shall be 
evaluated by the criteria below. These criteria are to be considered illustrative and not restrictive. Other criteria may be 
considered though not specifically listed below if said criteria affect the general health, safety, and welfare of the public.   

1. Compliance with the current St. Charles Parish Comprehensive Plan. 
2. Compatibility with existing uses on abutting sites in terms of site development, building design, hours of 

operation, and transportation features related to safety and convenience of vehicular and pedestrian circulation. 
3. Adequacy and convenience of off-street parking and loading facilities and protection of adjacent property from 

glare of site lighting.  
4. Potentially unfavorable impacts on other existing uses on abutting sites to the extent such impacts exceed 

those impacts expected from a permitted use in the zoning district. 
5. Protection of persons and property from erosion, flood or water damage, fire, noise, glare, and similar hazards 

or impacts.  
6. A site development plan shall be required as part of the application process.  The following design criteria shall 

be evaluated on the plan: 
a. Required yards and open space 
b. Ingress and egress to property 
c. Parking and loading areas 
d. Location of garbage facilities 
e. Landscaping, buffering, and screening 
f. Signage 
g. Height and bulk of structures 
h. Location and direction of site lighting 

 
SPU CRITERIA COMPLIANCE 

The proposal meets the criteria as follows: 

1. Compliance with the current St. Charles Parish Comprehensive Plan. The Comprehensive 
Plan designates this area as Business Park, which anticipates uses typical of some M-1 uses, 
and all of C-1, C-2 and C-3 uses. Residential uses do not further the goals of the Business 
Park designation. Does Not Comply 

2. Compatibility with existing uses on abutting sites in terms of site development, building design, 
hours of operation, and transportation features related to safety and convenience of vehicular 
and pedestrian circulation. The larger area consists primarily of undeveloped, wooded land 
under M-1 zoning. What development does exist is primarily residential, including the abutting 
lot, where a single-family home was approved as a Special Permit in 2000 (PZSPU-2000-1). 
Both the subject site and nearby Lot 89A-3A were approved for single family use in 2019 (2019-
11-SPU), with Lot 89A-3A eventually developed with a single-family house. A single-family 
house on this site would be compatible with both the adjacent houses and the residential 
neighborhoods in the larger surrounding areas. Complies 

3. Adequacy and convenience of off-street parking and loading facilities and protection of 
adjacent property from glare of site lighting. Single-family dwellings require two (2) off-street 
parking spaces. Loading facilities are not required for single-family uses and the site has 
adequate space to accommodate a driveway and/or garage providing the required spaces. 
Complies 

4. Potentially unfavorable impacts on other existing uses on abutting sites to the extent such 
impacts exceed those impacts expected from a permitted use in the zoning district. Adjacent 
lots 89A-2 and 89A-3A are developed with single family houses, while other surrounding 
properties are primarily vacant and wooded. The proposed single-family house would have a 
much less unfavorable impact to those abutting residences compared to the uses permitted by 
right under C-3. Complies 
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5. Protection of persons and property from erosion, flood or water damage, fire, noise, glare, and 
similar hazards or impacts. Building code requirements that will be enforced will prevent and 
protect people and their properties from fire. Noise impacts are not expected from this type of 
development, but the noise ordinance will provide for any enforcement necessary should it 
occur. Drainage review occurs as part of the building permitting process. Complies 

6. A site development plan shall be required as part of the application process.  The following 
design criteria shall be evaluated on the plan: 

a. Required yards and open space. The property has adequate space to allow a house to 
meet all setback requirements. The owner estimates the home will have a front setback 
of approximately 225 ft. and side setback of 25-30 ft. and 40-45 ft., which meets the 
setback requirements under C-3 zoning. Complies 

b. Ingress and egress to property. The lot has 135.01 feet of frontage on Highway 90. There 
is also a 23.56 foot dirt driveway providing access from the highway. Per the applicant 
this driveway was permitted as required by LaDOTD. Complies 

c. Parking and loading areas. The property contains adequate space for accommodating 
either a garage or driveway space for the two (2) required parking spaces. Complies 

d. Location of garbage facilities. N/A   

e. Landscaping, buffering, and screening. N/A 

f.  Signage. N/A 

g.  Height and bulk of structures. Plans must show compliance with C-3 setback 
requirements upon building permitting. There is ample space to accommodate a single-
family dwelling to meet setbacks. Complies 

h. Location and direction of site lighting. N/A 

ANALYSIS 
The applicant requests a special permit for a single-family residential structure in C-3 
zoning on Lot 89A-1A-2.  

The proposed use meets the majority of the evaluation criteria for a special permit use. A 
single-family use would be more compatible with existing uses in the vicinity and would 
have less of an impact on the area than the uses permitted by right under C-3 zoning. 

While a detailed site plan was not submitted, the lot has enough space to ensure required 
setbacks are met and accommodate required parking. 

If the request is approved, the department can accept and process a building permit for 
a single-family residence within one year of the approval. 

DEPARTMENT RECOMMENDATION 
Approval.   
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Introduced by Matthew Jewell 
Parish President 

An ordinance to amend the St. Charles Parish Code of Ordinances, 
Appendix C of the Subdivision Ordinances, Section IV. F. Miscellaneous 
regarding streetlight fixtures by changing the required light fixtures from high 
pressure sodium to LED and updating the required cash deposit.  

BACKGROUND 

The St. Charles Parish Subdivision Regulations of 1981 requires the installation of high 
pressure sodium light fixtures during the development of subdivisions. With the 
introduction of more efficient LED fixtures the current required fixtures are considered 
obsolete, and the Parish is aiming to update its design standards for subdivision 
development to require the newer lighting technology. 

Additionally, a deposit of $300 per streetlight fixture is one of the fees submitted to the 
Parish by developers as part of the development of new subdivisions. With inflation and 
the rising costs of parts and labor, the current fee does not account for the true cost 
involved in the maintenance and/or repair of light fixtures. A $150 increase to $450 was 
deemed appropriate by the Parish’s Contract Administrator.  

POTENTIAL OUTCOMES 

The design standards for subdivision development will be brought up to date, ensuring 
the use of more efficient LED fixtures in new developments.  

The fee submitted for the street light deposit for new subdivision development will reflect 
the increased costs associated with the maintenance and/or repair of light fixtures.  

DEPARTMENT RECOMMENDATION 

Approval 

Department of Planning & Zoning 
Staff Report – Text Amendment  
Case No. 2023-2-ORD 
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023-_______ 

INTRODUCED BY: MATTHEW JEWELL, PARISH PRESIDENT 

  (DEPARTMENT OF PLANNING & ZONING) 

ORDINANCE NO. _____________ 
An ordinance to amend the St. Charles Parish Code of 
Ordinances, Appendix C of the Subdivision Ordinances, 
Section IV. F. Miscellaneous regarding streetlight fixtures 
by changing the required light fixtures from high pressure 
sodium to LED and updating the required cash deposit.   

WHEREAS, the Subdivision Regulations stipulate high pressure sodium lights as being 
required; and, 

WHEREAS, high pressure sodium fixtures for streetlights are obsolete; and, 

WHEREAS, LED streetlight fixtures are vastly more efficient; and, 

WHEREAS, the Subdivision Regulations should stipulate Cooper Lumark, 29 Watt, 
4000k lumen, 120 to 270 Volt AC 50/60 Hertz fixtures are utilized for 
subdivision streetlights. 

THE ST. CHARLES PARISH COUNCIL HEREBY ORDAINS: 

SECTION I.  That the St. Charles Parish Code of Ordinances, Appendix C of the 
Subdivision Ordinances, Section IV. F. Miscellaneous 2.a.1. regarding streetlight fixtures 
is hereby amended with new text underlined and deleted text in strikethrough: 

1. LUMARK HPEL10 100W High Pressure Sodium fixtures RMA 10SR255LPV5
Photocell or approved equal.  Cooper Lumark, 29 Watt, 4000k lumen, 120 to 270
Volt AC 50/60 Hertz fixtures or approved equal.

SECTION II.  That the St. Charles Parish Code of Ordinances, Appendix C of the 
Subdivision Ordinances, Section IV. F. Miscellaneous 2.d.1. regarding streetlight deposits 
is hereby amended with new text underlined and deleted text in strikethrough: 

1.The developer must deposit the cash sum of four hundred and fifty three hundred dollars
($450.00) ($300.00) per street light with the Parish of St. Charles. 

The foregoing ordinance having been submitted to a vote, the vote thereon was as follows: 
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