
Alternate Date: May 9, 2024 

 CALL TO ORDER 

PLEDGE OF ALLEGIANCE 

POSTPONED CASES: 

1 2024-2-MIN requested by Seth and Christine Matherne for a resubdivision of 
one lot into three, 584 Magnolia Ridge Road, Boutte. Zoning District O-L. 
Council District 4. Requires Planning Commission approval with Parish 
Council consideration for a supporting resolution. 

NEW CASES: 

28 2024-5-HOP requested by Alicen Breaux for a home occupation – “Rise + 
Grind” a mobile coffee trailer – at 224 Grand Bayou Road, Des Allemands. 
Council District 4. Requires Planning Commission approval.  

34 2024-7-R requested by Ladariel Eastman for a change of zoning from R-1A to 
R-2 on Lot 17, Block K, Magnolia Ridge Park Subdivision, adjacent to 147
Spruce Street, Boutte. Council District 4. Requires Planning Commission
recommendation and Parish Council approval.

43 2024-8-R requested by Wadhah Alhusseini for a change of zoning from R-
1A(M) to C-3 on Lot 77-B, Magnolia Ridge Subdivision and R-3 to C-3 on 
approximately 4 acres of  a 6.09 acre undesignated lot, 13517 Highway 90 and 
242 Magnolia Ridge Road, Boutte. Council District 4. Requires Planning 
Commission recommendation and Parish Council approval.  

53 2024-9-R requested by Traci L. Johnson for Luling Exchange, LLC for a 
change of zoning from R-1A, R-3, and C-3 to C-3 and M-2 on approximately 250 
acres designated Tract L, Davis Plantation, 11831 River Road, Luling. Council 
District 2. Requires Planning Commission recommendation and Parish 
Council approval.  

68 2024-10-R requested by Geraldine M. Sanders, et als for a change of zoning 
from O-L to R-1A on approximately 50 acres of a property designated Tract 6A, 
223 Joe Louis Lane, Hahnville. Council District 1. Requires Planning 
Commission recommendation and Parish Council approval.  

UNFINISHED BUSINESS- 
NEW BUSINESS-  
MINUTES – (March 7th and April 4th minutes) 
ADJOURN 

ST. CHARLES PARISH 
PLANNING BOARD OF COMMISSIONERS 

May 2, 2024 
6:00 P.M. 

 



APPLICATION INFORMATION 

 Submittal Date: 1/19/2024

 Applicant / Property Owner
Christine and Seth Matherne
584 Magnolia Ridge Road
Boutte, LA 70039
504.495.4812; csmatherne@cox.net

 Request
Resubdivision of Lot BE-1 of the Ciravolo Estate into Lots BE-1A, BE-1B, and BE-1C.

Waiver required from the Appendix C. – Subdivision Regulations, Section III.B.3
Arrangement and Section III.C.1 Size.

SITE INFORMATION 

 Location: 584 Magnolia Ridge Road, Boutte

 Size of Proposed Lots
o Lot BE-1A: 8,344 sq. ft.; 111.38 ft. wide along Ciravola Lane
o Lot BE-1B: 8,350 sq. ft.; 111.38 ft. wide along Ciravola Lane
o Lot BE-1C: 88,846 sq. ft.; 222.76 ft. wide

 Current Zoning: O-L, Open Land

 Current Use
Lot BE-1 is developed with two manufactured homes, each of which will be located on
proposed Lot BE-1C.  Proposed Lots BE-1A and BE-1B would be vacant.

 Surrounding Zoning: O-L, Open Land

 Surrounding Uses
The site is located in an area developed with single family homes.

 Flood Zone & Minimum Building Elevation
1992 Flood Insurance Rate Map: AE4
2013 Digital Flood Insurance Rate Map: AE6

 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
Access to the subject site was initially shown via a 50 ft. road extending off Magnolia
Ridge Road (Subdivision of the Estates of S. Ciravolo by Lucien C. Gassen, PLS dated
May 25, 1971; Resubdivision of Lot AE by Richard T. Dading, PLS dated March 26,
1982).

Starting with resudivisions approved and recorded in 2012 the 50 ft. road is shown as
a 50 ft. wide servitude for access and utilities (Resubdivision of Lot AE-3 by John S.

Department of Planning & Zoning 
Staff Report – Minor Resubdivision 
Case No. 2024-2-MIN 
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Teegarden, PLS dated August 24, 2012, BFM Corporation, LLC; Survey Plat and 
Resubdivision of Lot BE by Stephen P. Flynn, PLS dated May 30, 2012). 

 
The last resubdivision of the subject area approved and recorded in 2016 is the first 
instance of the road and/or servitude being shown as Ciravola Lane (PZS-2016-01, 
Survey Plat and Resubdivision of Lot BE-2 by Stephen P. Flynn, PLS dated October 
28, 2015). The Ciravola Lane servitude shown as part of this resubdivision was 
formally established by an Act of Servitude of Passage dated January 9, 2016 as 
recorded under Entry No. 411834 on January 11, 2016, and would provide access to 
the three proposed lots.  
 
The resubdivision survey submitted with this request highlights discrepancies 
between the maps referenced above regarding location of the 50 ft. road/servitudes 
and as a result, creates uncertainty as to the location of the southern boundary of Lot 
BE-1.  
 
The 1971 map shows the 50 ft. road located 79 ft. north of a feature labelled “Grate 
Bar”. But the 1982 map shows the 50 ft. road extending to the Grate Bar. With the 
current request the southern boundary of existing Lot BE-1 is extended approximately 
75 ft. south, in line with the Grate Bar feature, but this is not the case in the previously 
approved and recorded resubdivisions. Additionally, the 50 ft. Ciravola Lane servitude 
is depicted through proposed Lot BE-1C, while an undesignated 50 ft. road is shown 
through proposed Lots BE-1A and BE-1B.  

 
 Utilities 

Per the Director of Wastewater sewer facilities are not available. Existing 
improvements utilize private treatment.  

Per the Department of Waterworks there is no objection to the resubdivision, but water 
meters would be installed at Magnolia Ridge Road and it would be the responsibility 
of the property owner to make any necessary extensions to the meter.  

 Development History 
The site was originally platted as Lot BE, as shown on the Subdivision of the Estates 
of S. Ciravolo by Lucien C. Gassen, PLS dated May 25, 1971. 
 
Lot BE was resubdivided into lots BE-1 and BE-2 as shown on the map by Stephen 
P. Flynn, PLS dated May 30, 2012 (PZS-2013-02). 
 
While Lot BE-1 was not a part, the last action affecting the subject site was the 
resubdivision of Lot BE-2 as shown on the map by Stephen P. Flynn, PLS dated 
October 28, 2015 (PZS-2016-01). 
 
As summarized in the Traffic Access section, previous surveys as well as the property 
description in the current Act of Sale create uncertainty as to how far south the 
southern property line of the subject site and adjacent lots extend.  
 
Lot BE-1 has previously been depicted with dimensions of 220 ft. by 400 ft. The 
submitted survey shows BE-1 at approximately 475 ft., with the additional area 
comprising of proposed Lots BE-1A and BE-1B. The surveyor cites a resubdivision 
approved in 2022 for a separately owned and unaffiliated property to the south as a 
reason for the adjustment. This resubdivision as shown on the map by Cody A. 
DiMarco, PLS dated November 14, 2022 created Lot 1A-1B-E, depicted sharing a 
common property line with Lot BE-1 (2022-49-ADM). The submitted Act of Cash Sale 
describes a portion of what became 1A-1B-E as commencing “at a grate bar at the 
Northwest corner of the property at a point where it intersects with the line between 
Section 1 and Section 2.”  With the DiMarco survey establishing the northern boundary 
of 1A-1B-E in line with the grate bar feature, this provided the justification for similarly 
establishing the southern boundary of Lot BE-1 as shown on the submitted survey. 
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The property descriptions for the subject site and adjacent lots resubdivided out of Lot 
AE do not reference the grate bar to establish the south-west property corner and in 
turn the southern property boundary. Instead when referencing the southern property 
line it is described as being “along a fifty (50’) foot road”, which does not indicate that 
the 50 ft. road/servitude as shown on previous maps is part of the subject site.   

APPLICABLE REGULATIONS 

Appendix A.  Section VI. – Zoning District Criteria and Regulations 
[I.] O-L. Open Land District: 
Policy statement: This district is composed mainly of large open unsubdivided land that is vacant or in agricultural, 
forestry or residential use. The regulations are designed to protect the open character of the district, and to allow 
residents to retain their traditional ways of living, by prohibiting the establishment of scattered business, industrial and 
other uses that are unrelated to any general plan of development and that might inhibit the best future utilization of the 
land. It is intended that land in these districts will be reclassified to its appropriate residential, commercial or industrial 
category in accordance with the amendment procedure set forth in the St. Charles Parish Code. 

2. Spatial Requirements:  
a. Minimum lot size shall be twenty thousand (20,000) square feet; minimum width fifty (50) feet.   
b. Minimum yard sizes:  

(1) Front—Thirty-five (35) 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, 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: Minimum rear and side setbacks shall be ten (10) feet.  
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 

the required front or rear yard.  
 
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.  

2. Traffic Impact Analysis. A Traffic Impact Analysis, including all required documentation, shall be submitted in 
accordance with the Parish's Traffic Impact Analysis Policy.  

3. Consecutive Minor Subdivisions. The Minor Resubdivision process is not intended to create major 
subdivisions from multiple minor subdivisions. Whenever a minor subdivision results in a net increase of lots, 
parcels, or tracts, no application for a further increase of lots shall be considered by the Planning Commission 
for a period of two years from the date of recordation unless a majority of the Planning Commission votes to 
consider the consecutive request to resubdivide into additional lots. This restriction shall not prohibit a property 
owner from changing boundary lines by administrative resubdivision. 

4. 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 
B.  Blocks 

3. Arrangement. All lots shall possess frontage on a street or roadway that meets the specifications of these 
regulations. When the subdivision of a parcel of land does not permit a normal street arrangement due to size 
or location of the land, there may be established a street with a cul-de-sac or turning circle which provides 
proper access to all lots. A cul-de-sac or turning circle, as described in Section III.A.2.e., shall be required at 
the end of dead end streets when the length of the dead end street exceeds the width of two (2) lots. 
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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.  

a. Corner Lot. Corner lots shall have extra width to permit setback lines on the side of the lots adjacent to 
a side street. The extra width shall be sufficient to allow the lot to meet the minimum zoning 
requirements of the St. Charles Parish Zoning Ordinance excluding the side street setback distance.  

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  

At the time of this writing the Department finds that the discrepancies detailed under the 
Traffic Access and Development History sections of this report are not adequately 
addressed, and there are still concerns as to the location of the southern boundary of the 
subject site. While the applicant provided a survey from Riverlands Surveying Company 
seemingly addressing the discrepancies, the Department can only go by the surveys and 
property descriptions that have been officially approved and are recorded in with the Clerk 
of Court.  
 
If the Department is provided official documentation in the form of a corrected property 
description recorded with the Clerk of Court and/or a judgment establishing which survey 
is correct, we would not object to this request moving forward. Absent these items, the 
Department cannot perform its usual analysis nor provide any form of affirmative 
recommendation. 
 
If the discrepancies as noted above are resolved, the following analysis and required 
actions would remain applicable:  
 
The applicant requests resubdivision of Lot BE-1 into three lots, BE-1A, BE-1B, and BE-
1C.  
 
Each lot meets the minimum 50 ft. width for the O-L zoning district and Lot BE-1C meets 
the minimum 20,000 sq. ft. area. But there are deficiencies with required minimum lot 
area and frontage on a street.  
 
At 8,344 and 8,350 sq. ft., Lots BE-1A and BE-1B do not meet the minimum area 
requirement for the O-L zoning district as per Appendix C., Section III.C.1. Size (Appendix 
A, Section VI.A.I.2.a), which states: 

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

- Minimum lot size shall be twenty thousand (20,000) square feet; 
minimum width fifty (50) feet. 
 

Neither lot has direct access from a street and is landlocked, failing to meet the 
requirement as detailed in Appendix C., Section III.B.3. Arrangement, which states: 

o Arrangement. All lots shall possess frontage on a street or roadway that 
meets the specifications of these regulations. When the subdivision of a parcel 
of land does not permit a normal street arrangement due to size or location of the 
land, there may be established a street with a cul-de-sac or turning circle which 
provides proper access to all lots. A cul-de-sac or turning circle, as described in 
Section III.A.2.e., shall be required at the end of dead end streets when the length 
of the dead end street exceeds the width of two (2) lots. 
 

Surveys dating back to 1971 show the use of an undesignated 50 ft. road and/or servitude 
providing access to the subject area from Magnolia Ridge Road. This was more formally 
designated and established as Ciravola Lane as part of the 2016 resubdivision of Lot BE-
2 (PZS-2016-01) and as detailed per the Act of Servitude of Passage dated January 9, 
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2016 and filed with the Clerk of Court on January 11, 2016 (Entry No. 411834). But per 
Parish requirements Ciravola Lane cannot be considered “a street or roadway that meets 
the specifications of these [subdivision] regulations” and as a result does not allow for the 
Arrangement requirement to be met for the additional lots proposed as part of this request.  
 
The applicants submitted a waiver request from both the Size (minimum lot area) and 
Arrangement requirements, citing use of Ciravola Lane for access and that the long 
established location of Ciravola Lane constrains the property in regards to the 
resubdivision of additional lots that meet the 20,000 sq. ft. area requirement.  
 
The Department does not support the waiver from the Size (minimum lot area) 
requirement. Deficiencies of 11,656 sq. ft. and 11,650 sq. ft. for Lots BE-1A and BE-1B 
are too significant. The location of Ciravola Lane does limit how the additional property to 
its south can be subdivided, and could be considered a hardship or peculiar condition if 
considering the creation of a single 16,694 sq. ft. lot with a more acceptable 3,306 sq. ft. 
deficiency. But it does not justify the creation of two lots with such a significant lot area 
deficiencies.  
 
The Department does not object to the waiver from the Arrangement requirement on its 
own, but it cannot be supported as part of this specific request due to the lot area 
deficiency.  
 
DEPARTMENT RECOMMENDATION 

Denial. Without clarification on the survey and property boundary questions, the 
Planning Commission would be acting upon uncertain ownership issues and 
potentially be involved in a civil boundary dispute.  Absent those survey and 
property boundary questions, there are design issues that would still warrant a 
denial recommendation based upon lot development standards. 
 
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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Chris Welker

From: Kenny Brazan <kbrazan@riverlandssurveying.com>
Sent: Thursday, February 22, 2024 7:01 AM
To: Chris Welker
Subject: RE: march ad

Follow Up Flag: Follow up
Flag Status: Completed

Yes, 
 
That is what happen. The most recent survey I sent you we did shift the figure to the south to align with the grate bar. 
 
thanks 
 

KENNY BRAZAN  

SENIOR CADD DESIGNER 

RIVERLANDS SURVEYING COMPANY  

505 HEMLOCK STREET  

LAPLACE, LOUISIANA 70068  

985-652-6356 (OFFICE)  
  

A Certified Women’s Business Enterprise (WBE) 

WBENC National Certification Number: WBE1902157 
 

From: Chris Welker <cwelker@stcharlesgov.net>  
Sent: Wednesday, February 21, 2024 11:37 AM 
To: Kenny Brazan <kbrazan@riverlandssurveying.com> 
Subject: RE: march ad 
 
Kenny, 
  
So it doesn’t look like they gained approx. 73-75 ft. but more that there was an overall shift of the area that was Lot BE 
approx. 73-75 ft. south? To be in line with the Grate Bar? I’m assuming this based on the west side measurements for 
BE-2H. We have 475.03’ (+75.03’), 545’ (no change), and 670.81’ (-73.78’) compared to the 10/28/15 survey. 
  
Seems like the origin of all this is the 1971 Gassen survey and the key feature is the Grate Bar. Do we think the 1971 
survey made a mistake and should have tied that south-west corner of AE to the Grate Bar? 
  
Thanks, 
  
Chris Welker, AICP 
Senior Planner, St. Charles Parish 
P (985) 783-5060 | D (985) 331-3783 
P.O. Box 302 | Hahnville, LA  70057 
Please be aware that receipt of and/or response to this email may be considered a public record. 
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From: Kenny Brazan <kbrazan@riverlandssurveying.com>  
Sent: Friday, February 16, 2024 7:03 AM 
To: Chris Welker <cwelker@stcharlesgov.net> 
Subject: RE: march ad 
  
Chris, 
  
The resubdivision is based off the attached map. We made an adjustment to the south line of the property. On the map 
we have the basis of the reference maps that the line was adjusted too. 
  
thanks 
  

KENNY BRAZAN  

SENIOR CADD DESIGNER 

RIVERLANDS SURVEYING COMPANY  

505 HEMLOCK STREET  

LAPLACE, LOUISIANA 70068  

985-652-6356 (OFFICE)  
  

A Certified Women’s Business Enterprise (WBE) 

WBENC National Certification Number: WBE1902157 

  

From: Chris Welker <cwelker@stcharlesgov.net>  
Sent: Wednesday, February 14, 2024 1:09 PM 
To: Kenny Brazan <kbrazan@riverlandssurveying.com> 
Cc: Zoe Vittur <zvittur@stcharlesgov.net> 
Subject: RE: march ad 
  
Kenny, 
  
Something isn’t adding up on the submitted survey showing resubdivision of Lot BE-1 into BE-1A, BE-1B, and BE-1C. Few 
things to note:  

- The 2013 survey creating BE-1 shows it measuring 400’ by 220’. While not a part, this is the same on the 2016 
survey of Lot BE-2.  

- Proposed Lot BE-1C is shown with those same 400’ by 220’ dimensions as existing BE-1 on the previous surveys. 
- On the submitted survey, the extent of existing Lot BE-1 appears to go further south and includes a 50’ “road”. 
- The submitted deed/act of sale for the subject property is from 2012 when it was still Lot BE. The legal 

description describes the south lot line of Lot BE as running 559 ft. “along a fifty (50’) foot road.”  
  
Based on the above information and what is shown in the attached, the area consisting of proposed Lots BE-1A and BE-
1B does not appear to have been a part of previous resubdivisions and is not accounted for in the legal description in the 
latest deed/act of sale.  
  
Could you look into this further? If we are missing something let me know. We ultimately need info showing where this 
extra piece of ground is coming from. 
  
Let me know if you have any questions or need more info form us. 
  
Thanks, 
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Chris Welker, AICP 
Senior Planner, St. Charles Parish 
P (985) 783-5060 | D (985) 331-3783 
P.O. Box 302 | Hahnville, LA  70057 
Please be aware that receipt of and/or response to this email may be considered a public record. 
  
  
  

From: Zoe Vittur <zvittur@stcharlesgov.net>  
Sent: Wednesday, February 14, 2024 11:09 AM 
To: Chris Welker <cwelker@stcharlesgov.net> 
Subject: RE: march ad 
  
I’ve input my case information. I was wondering if I should start sending out waiver requests for both of my resubs—the 
undersized lots for O-L for both as well as not having road frontage in case 2024-3-MIN. Let me know what you think. 
  

From: Chris Welker <cwelker@stcharlesgov.net>  
Sent: Wednesday, February 14, 2024 11:01 AM 
To: Brett Badgerow <bbadgerow@stcharlesgov.net>; Zoe Vittur <zvittur@stcharlesgov.net> 
Subject: march ad 
  
Brett and Zoe, 
  
The march commission ad is ready. Go ahead and input your case info. 
  
Thanks, 
  
Chris Welker, AICP 
Senior Planner, St. Charles Parish 
P (985) 783-5060 | D (985) 331-3783 
P.O. Box 302 | Hahnville, LA  70057 
Please be aware that receipt of and/or response to this email may be considered a public record. 
  
  

Disclaimer 

The information contained in this communication from the sender is confidential. It is intended solely for use by the recipient and 
others authorized to receive it. If you are not the recipient, you are hereby notified that any disclosure, copying, distribution or 
taking action in relation of the contents of this information is strictly prohibited and may be unlawful. 
 
This email has been scanned for viruses and malware, and may have been automatically archived by Mimecast, a leader in email 
security and cyber resilience. Mimecast integrates email defenses with brand protection, security awareness training, web security, 
compliance and other essential capabilities. Mimecast helps protect large and small organizations from malicious activity, human 
error and technology failure; and to lead the movement toward building a more resilient world. To find out more, visit our website. 

 

Disclaimer 

The information contained in this communication from the sender is confidential. It is intended solely for use by the recipient and 
others authorized to receive it. If you are not the recipient, you are hereby notified that any disclosure, copying, distribution or 
taking action in relation of the contents of this information is strictly prohibited and may be unlawful. 
 
This email has been scanned for viruses and malware, and may have been automatically archived by Mimecast, a leader in email 

11



4

security and cyber resilience. Mimecast integrates email defenses with brand protection, security awareness training, web security, 
compliance and other essential capabilities. Mimecast helps protect large and small organizations from malicious activity, human 
error and technology failure; and to lead the movement toward building a more resilient world. To find out more, visit our website. 
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APPLICATION INFORMATION

 Applicant & Business Location 
Alicen Breaux 
224 Grand Bayou Road 
Des Allemands, LA 70030 
985.859.5164; aford2559@gmail.com 

BUSINESS INFORMATION 

 Name & Description: Rise + Grind (mobile coffee trailer) 
 
 Licensing & Permits 

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

 Vehicles & Equipment: Ford F250; 8 x 18 custom build mobile food unit 

SITE INFORMATION 

 Current Use: Single-family house 
 

 Surrounding Zoning & Uses: O-L; single-family houses along Grand Bayou Road. 
 
 Traffic Access & Parking 

A driveway provides access to Grand Bayou Road and allows for parking of the food 
unit in a zoning compliant manner while maintaining the required two (2) spaces for 
a single family home.  
 

 Utilities: Standard utilities are available. 

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.  

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.  

Department of Planning & Zoning 
Staff Report – Home Occupation 
Case No. 2024-5-HOP 

28



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 an 8 x 18 custom build mobile food unit. The owner has arranged 
the use of a commissary at Boot T’s Seafood, 13459 Hwy 90, Boutte as required by LDH 
for the storage of product and cleaning of the MFE. 
 
The applicant intends to store the MFE at the residence when not in use. The residence 
is developed with a driveway extending along the side of the home and into the rear yard, 
connecting to a multi-car garage with additional covered parking. The MFE can be parked 
out of sight within the side yard and will not displace the two (2) required parking spaces 
for the residence. If at any point it cannot be parked at the residence in a zoning compliant 
manner, the MFE must be stored off-site in a zoning compliant location.  
 
The applicant has acknowledged the Home Occupation Operational Regulations. No 
complaints or violations are on file; no code violations were apparent during a site visit. 

DEPARTMENT RECOMMENDATION 

Approval, with the following conditions: 

• Food preparation shall not take place at the residence. 
• Food sales shall not take place at the residence. 
• The food truck must be parked in a zoning compliant location. 
• A copy of the Louisiana Department of Health permit must be provided to 

Planning and Zoning for issuing of the certificate of occupancy. 
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APPLICATION INFORMATION 

 Submittal Date: 4/2/24 
 

 Applicant / Property Owner 
Ladadriel Eastman 
122 Hickory Street 
Boutte, LA 70039 
504.236.2425; ladadriel.eastman@ochsner.org 

 
 Request 

Change of zoning: 
• Current – R-1A, Single Family Residential Detached Conventional Homes - 

Medium density 
• Proposed – R-2, Two-Family Residential  

SITE INFORMATION 

 Location 
Lot 17, Block K, Magnolia Ridge Park Subdivision; Spruce Street, Boutte (adjacent to 
147 Spruce Street). 
 

 Size: 6,000 sq. ft. (0.138 acres)  
 

 Current Use  
Lot 17 was improved with a detached accessory structure affiliated with the residence 
at 122 Hickory Street. This accessory structure was demolished and only a concrete 
driveway remains on Lot 17. 

 
 Surrounding Zoning  

R-1A zoning is adjacent to each side and the rear; R-1A(M) zoning is located to the 
front, on the opposite side of Spruce Street.  
 

 Surrounding Uses 
The site is located in a developed residential neighborhood characterized by a mix of 
site-built and manufactured single-family homes. 
 
Specifically, a site-built home is adjacent to the rear (Hickory Street side), a 
manufactured home is adjacent to the side, and a mix of site-built and manufactured 
homes are on the opposite side of Spruce Street.  

 
 Zoning History 

The R-1A district was established in 1981. 
 

 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) 
 
 
 

Department of Planning & Zoning 
Staff Report – Map Amendment 
Case No. 2024-7-R 
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 Flood Zone & Minimum Building Elevation 
1992 Flood Insurance Rate Map: X 
2013 Digital Flood Insurance Rate Map: AE6 
 

 Traffic Access 
Lot 17 has 60 ft. of frontage on Spruce Street where access is provided via a concrete 
driveway. 
 

 Utilities 
Per the Parish GIS drainage, sewer, and water facilities are available along Spruce 
Street. 

Representatives from the Departments of Public Works, Wastewater, and Waterworks 
have no objections to the rezoning. 

APPLICABLE REGULATIONS 

Appendix A.  Section VI. – Zoning District Criteria and Regulations 
[VII.] R-2. Two-family residential: 

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

(1) See uses allowed in the R-1A district  
(2) Two-family dwellings  
(3) Single family dwellings  
(4) Accessory uses.  
(5) Nonresidential accessory buildings shall not be permitted.  

b. Special exception uses and structures include the following:  
(1) Club houses and/or accessory recreational facilities for resident use only  
(2) Professional, non-retail offices  

c. Special permit uses and structures include the following:  
(1) Child care centers  
(2) Schools (public, private, and commercial)  
(3) Religious institutions  
(4) Reserved.   
(5) Reserved.   
(6) Private commercial access roads, upon review by the Planning Commission and supporting 

resolution of the Council.   
d. Transportation system required: Local or collector street.  

2. Spatial Requirements:  
a. Minimum lot size: Six thousand (6,000) square feet (3,000 per family); minimum width - sixty (60) 

feet.  
b. Minimum yard sizes:  

(1) Front - twenty (20) feet  
(2) Side - five (5) feet each side  
(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, 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 rear setback of accessory building shall be the same as side yard requirement of 

the district in which it is located.  
4) Accessory buildings shall be located on the same parcel of land as the main structure.  

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 or rear yard.  
3. Transportation System Requirement: Front on local or collector street only.  
4. Special Provisions:  

a. Where any two-family residential district (R-2) abuts any residential zoning district or use, a six-foot 
high solid wood fence or masonry wall shall be erected.  

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 subject site is in an area designated Low-to-Moderate Residential, which primarily 
anticipates development of those detached residential uses typically permitted in the 
R-1A, R-1B, and R-1A(M) zoning districts. The designation also considers alternative 
attached housing types with a moderately higher density not permitted by right in those 
districts. This includes duplexes, patio/zero-lot line homes, townhomes, and 
accessory units. While the Low-to-Moderate Residential designation does not 
explicitly include the R-2 zoning district, the inclusion of duplexes in its description as 
an appropriate development type suggests the proposed R-2 zoning aligns with the 
residential character anticipated by the designation. 
 
But despite alignment with the Comprehensive Plan designation, in this instance the 
request must be considered a spot zone. In previous cases, this type of request was 
made for multiple lots across a larger area (4 to 6 lots; 0.72-1.0 acres). Being a single 
6,000 sq. ft. lot within an established single family zoned/developed neighborhood, 
the site is simply too small too isolated. 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 Department cannot identify significant changes in the land-use pattern or the 

character of the neighborhood that would affect the ability to develop the subject site 
under existing zoning. The R-1A district has been established since 1981 and governs 
an area characterized by single-family homes. The subject site can be developed by 
right with a single-family home in keeping with the existing neighborhood character. 
While the prospect of doubling the number of permissible dwellings by right through a 
change to R-2 is advantageous, the ability to permit a new single-family home is far 
from unreasonable. And a second dwelling can still be permitted under the current 
zoning in the form of an Accessory Dwelling Unit (ADU) upon approval 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 requirements concerning lot size, setbacks, building coverage, and site-built 
construction remain consistent between the R-1A and R-2 districts. The distinction is 
limited to the inclusion of duplexes as a by right use under R-2. This distinction is 
blurred when considering the option to develop single-family homes remains under R-
2 and an additional dwelling may be permitted under R-1A as an ADU. And 
considering the presence of manufactured homes in the area, including the ability to 
develop them by right under R-1A(M) zoning on the opposite side of Spruce Street, 
the existing neighborhood character is not exclusively defined by site-built single-
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family houses. Given the similarities between the development types and allowable 
dwelling units, a duplex would not be a significant enough departure to be considered 
incompatible. 
 
The area is improved with Parish drainage, sewer, and water facilities capable of 
handling the additional dwelling that this rezoning could permit. And representatives 
from the departments maintaining those facilities do not object to the zoning change. 
The request meets the third guideline. 

DEPARTMENT RECOMMENDATION 

Denial, due to meeting only 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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Case# 2D2':/·3:-f?.. 

REASONS FOR ZONING CHANGE (your answers below should make a case on the mertts of your request) 

How does the proposed zoning conform to the Comprehensive Plan Future Land Use Map designation? 

The proposed zoning conforms to the Comprehensive Plan Future Land Use Map des1gnabon by prov1d1ng 

adequate, clean, sustainable, and safe housing to the residents of St Chatles Parish The area 1s currently spot

zoned and the proposed 2on,ng will help get more residents housed 

How does the proposed zoning serve the best mterest of the commumty7 

Tile proposed zoning serves the best interest of the community by providing safe, ogw, and clean housing fQr 

IndIy1duals who work and reside in St Chatles Parish 

Do uses on adJacent propertles hm1t the use of your property under current zonmg7 

No, ad,acent properties do not hmit the use of my property many r:nanner

Do unique physical or environmental limitations affect the use of your property under current zoning? 

No, there are no physical or environmental hm1tat1ons that affect the use of my property currently 

Have changes in land value, physical environment, or economic aspects limited the use of your property 

under current zonlng7 No, changes m land value, physical environment, or economic 

aspects have not l1m1t1ed the use of�my property under current zoning 

Are the uses permitted under the proposed zoning compatible with existing neighborhood character? 

Being there 1s currently a mult1fam1ly zoned property only less than one half mile away from my property 

yes the uses under the proposed zomng are compatable The character of the neighborhood 1s 

mamtamed due to the proposed zonmg mcreasmg the ava1lab1Jlty of housing for residents 

14996 River Road/ P O Box 302, Hahnv1lle, LA 70057 • Phone (985)-783-5060 • stcharlespansh gov 
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APPLICATION INFORMATION 

 Submittal Date: 4/2/24 
 

 Applicant / Property Owner 
Casey M. Genovese, P.E. 
Linfield, Hunter & Junius, Inc. 
3608 18th Street 
Metairie, LA 70002 
504.833.5300 
cgenovese@lhjunius.com 

Marc Messier 
Mainland Retail, LLC 
1905 Acklen Avenue 
Nashville, TN 37212 

 
FOR 
 
Wadhah Alhusseini 
166 Melonie Street 
Boutte, LA 70039 

 
 Request 

Change of zoning: 
• Current – R-3, Multi-Family Residential District (6.09 acre undesignated lot); R-

1A(M), Single Family Residential Detached District - Allows Mobile Homes (Lot 
77-B) 

• Proposed – C-3, Highway Commercial District - Wholesale and Retail Sales 

SITE INFORMATION 

 Location 
A 6.09 acre undesignated lot & Lot 77-B, Magnolia Ridge Subdivision; 13517 Highway 
90 & 242 Magnolia Ridge Road, Boutte 
 

 Size: 4.231 acres (R-3, 4 acres; R-1A(M), 0.231 acres) 
 

 Current Use  
The 4 acre subject area of the 6.09 acre undesignated lot is undeveloped and wooded 
(the front portion of the overall subject site along Highway 90 is developed with a 
single family house and accessory structure).  
 
Lot 77-B is vacant. 
 

 Surrounding Zoning  
C-3 zoning is located to the Highway 90 side; R-3 and R-1A zoning are adjacent to 
the rear; C-3 and R-1A(M) zoning are located to the Magnolia Ridge Road side; C-3 
and R-3 zoning are adjacent to the Paradis side. 
 

 Surrounding Uses 
Development in the surrounding area includes a commercial building at the corner of 
Highway 90 and Magnolia Ridge Road; additional commercial development is located 
on the opposite side of Highway 90; residential homes are adjacent to the Magnolia 
Ridge Road side and rear; undeveloped, wooded land is also adjacent to the rear and 
Paradis side.   

 
 Zoning History 

The R-3 district was established in 1981. The R-1A(M) district was established in 1982 
(Ordinance 82-7-11). 
 

Department of Planning & Zoning 
Staff Report – Map Amendment 
Case No. 2024-8-R 
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 Future Land Use Recommendation 
6.09 ACRE UNDESIGNATED LOT  
Commercial: This category includes single-use commercial, retail, office and service 
uses. Commercial areas should seek to strengthen existing retail and service uses, 
encourage the introduction of new uses, and introduce complementary adjoining uses 
such as public facilities and moderate-density residential, to reinforce the retail base 
and support the continued health of these uses. Commercial uses must be consistent 
with the surrounding area and compatible with adjacent uses. 

o Recommended Zoning Districts: CR-1 (residential/commercial transitional), C-
1 (commercial office) zoning, C-2 (general commercial retail), C-3 (highway 
commercial), MS (medical service), B-1 (batture, non-industrial) 

 
LOT 77-B  
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) 

o 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: AE4  
2013 Digital Flood Insurance Rate Map: AE6 
 

 Traffic Access 
The 6.09 acre undesignated lot is shown with 27.73 ft. of frontage on Highway 90, but 
access to the highway is available via a driveway on an adjacent lot under common 
ownership. In total, the entire holding owned by the applicant has 480.74 ft. of frontage 
on Highway 90.   
 
Lot 77-B has 50 ft. of frontage on Magnolia Ridge Road.  

 
 Utilities 

Parish GIS shows drainage and water facilities along Highway 90 and Magnolia Ridge 
Road. Sewer facilities are shown on Magnolia Ridge Road.  

Representatives from the Departments of Public Works, Wastewater, and Waterworks 
stated that they have no objections to the rezoning. 

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  
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(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  
(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.  

 
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.    
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The 6.09 acre undesignated lot has a Future Land Use Map designation of 
Commercial. The proposed change from R-3 to C-3 on this portion of the subject site 
conforms to this designation, where C-3 is a recommended zoning district. This is not 
a spot zone as it is not limited to a small area (4 acres), would expand on the existing 
C-3 zoning district fronting Highway 90, and is done in furtherance of the 
Comprehensive Plan.  
 
Lot 77-B has a Future Land Use designation of Low-to-Moderate Residential. The 
proposed change from R-1A(M) to C-3 on this portion of the subject site does not 
conform to this designation. While the description is open to accommodating 
“neighborhood retail, services, offices and institutions” when “in appropriate locations 
such as along transportation corridors or at intersections,” this does not extend to 
commercial uses permitted under C-3, and subject location may not be appropriate 
for consideration of commercial zoning under Low-to-Moderate Residential. This 
could also be considered a spot zone both due to size and introducing commercial 
zoning within an established residential zoning district, but most notably due to not 
being in furtherance of the Comprehensive Plan. 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 6.09 acre undesignated lot is split zoned, with the portion fronting Highway 90 
zoned C-3 and the rear portion zoned R-3. Both districts date back to 1981. The C-
3/R-3 zoning arrangement extends approximately 3,700 ft. southbound along 
Highway 90. The development permitted under this zoning arrangement has not come 
to fruition over the past 40+ years, with the area it covers remaining almost entirely 
undeveloped and wooded. On the subject site, short of a development plan confining 
commercial use to the Highway 90 frontage or done in conjunction with multi-family 
development, the split zone limits the use of the 6.09 acre undesignated lot. By 
bringing this particular site under a uniform commercial zoning it can be more 
reasonably used and allow for a significant expansion of the Boutte/Luling Highway 
90 commercial corridor further southbound. 
  
Lot 77-B is under an R-1A(M) zoning district established in 1982 (Ordinance 82-7-11). 
While approximately 600 ft. from Highway 90 and 200 ft. from commercial zoning, it is 
within an established residential district developed with residential uses, including 
adjacent to each side and across Magnolia Ridge Road. This land use pattern has 
remained mostly unchanged. At 50 ft. wide Lot 77-B is appropriately sized for the 
development permitted under its R-1A(M) zoning. If zoned C-3, the ability to develop 
Lot 77-B is limited. Its overall width would be deficient by 20 ft., making it a 
nonconforming lot. It would also be subject to a minimum 10 ft. residential buffer along 
each side, limiting the developable area to a 30 ft. strip down the middle of the lot. 
Overall, the buildable area if rezoned to C-3 is 5,157 sq. ft. while remaining 7,276 sq. 
ft. under current zoning. The existing zoning is still reasonable and the proposed 
zoning introduces significant limitations. 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 6.09 acre undesignated lot is along a stretch of Highway 90 heavily developed 
with commercial uses, all under C-3 zoning. This includes a multi-tenant commercial 
building adjacent to the Magnolia Ridge Road side and a gas station, barroom, and 
vacant dollar store on the opposite side of the highway. C-3 uses are permitted within 
the front portion of the subject site right now, and expanding C-3 zoning across the 
entirety of the 6.09 acre undesignated lot does not introduce uses incompatible with 
the established commercial character of the Highway 90 corridor through Boutte and 
Luling.  
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Lot 77-B fronts Magnolia Ridge Road, 200 ft. from the nearest commercial zoning 
coming off the highway. Within that 200 ft. are four individual residentially zoned and 
residentially developed lots. This residential character is mirrored on the opposite side 
of Magnolia Ridge Road and continues further south, firmly establishing Lot 77-B 
within a residential neighborhood. A change to C-3 would permit uses which are 
incompatible with this residential area and/or direct commercial traffic into a residential 
neighborhood. The request does not meet the third guideline. 

DEPARTMENT RECOMMENDATION 

Denial, due to not meeting any of the rezoning criteria. 
 
Based on how this request was submitted it needed to be evaluated in its entirety 
and result in a single recommendation. With the deficiencies noted under each 
guideline for the portion of this request covering Lot 77-B, the Department cannot 
recommend approval. 
 
A request specific to the 6.09 acre undesignated lot would result in an approval 
recommendation as per the findings detailed in the previous section.  
 
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: 4/2/2024 
 

 Applicant / Property Owner 
Traci Johnson 
Luling Exchange, LLC 
400 Poydras Street, Suite 3000 
New Orleans, LA 70130 
504.619.2293; tracijohnson@imtt.com 

 
 Request 

Change of zoning: 
• Current - R-1A, Single family residential detached conventional homes -  

Medium density; R-3, Multi-family residential; C-3, Highway commercial 
district-Wholesale and retail sales 

• Proposed - C-3, Highway commercial district-Wholesale and retail sales; M-2, 
Heavy manufacturing and industry 

SITE INFORMATION 

 Location 
597 acre “Tract L”, municipal address 11831 River Road, Luling.  
 

 Size 
The subject portion consists of approximately 250 acres (47.44 acres proposed C-3; 
202.56 acres proposed M-2) 
 

 Current Use:  
Some utility or infrastructural uses can be found on the site, but it is largely 
undeveloped and partially wooded.  
 

 Surrounding Zoning 
C-3 and B-2 zoning is located to the River Road side; C-3 and W zoning is located to 
the Highway 90 side; M-2 zoning is adjacent to the Ama side; R-1A zoning is adjacent 
to the Evelyn Drive side (Davis Heights Subdivision). 
 

 Surrounding Uses 
The site is located in an area between Luling and Ama that is mostly undeveloped. 
The primary development in the area is the residential neighborhood immediately 
adjacent to the Evelyn Drive side (Luling and Davis Heights Subdivisions).  
 

 Zoning History 
The R-3 and C-3 districts were established in 1981. The R-1A district was established 
through rezoning in 1989 (PZR-1989-05, Ordinance 89-3-1). 

 
 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. 

o Create a new zoning district that allows some M-1 uses, and C-1, C-2 and C-3 
uses with development standards. 

 
Industrial Buffer: Private or public land separating heavy industry from residential 
uses. This land should be used for parks, trails, and institutional and public uses. 

Department of Planning & Zoning 
Staff Report – Map Amendment 
Case No. 2024-9-R 
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Neighborhood retail, services, and offices are also permitted in appropriate locations 
when compatible with adjacent uses. 

o Recommended Zoning Districts: CR-1 (residential/commercial transitional), C-
1 (commercial office), C-2 (general commercial retail), MS (medical service) 
 

Wetlands: Constrained lands due to wetlands and flood zones. Allowable land uses in 
areas designated as wetlands are limited to low impact uses, such as eco-tourism and 
recreation (e.g., boating, hiking, hunting, fishing), wildlife observation, environmental 
education, environmental research, compatible agriculture (e.g., periodic haying and 
grazing), managed timber harvest, and other uses that may be permitted by special 
exception or special permit by the Louisiana Department of Natural Resources, the 
U.S. Army Corps of Engineers or the St. Charles Parish Coastal Zone Advisory 
Council. 

o Recommended Zoning Districts: W (wetland district) 
 

 Flood Zone & Minimum Building Elevation 
1992 Flood Insurance Rate Map: X Zone & AE4 
2013 Digital Flood Insurance Rate Map: X and AE5 
 

 Traffic Access 
Access to the site is available at various points, including from the Evelyn Drive side 
at the termini of Nola and Rex Streets. But the primary frontage is along its River Road 
frontage.   

 
 Utilities 

The Parish GIS map shows drainage facilities along River Road and the sides of the 
site; a wastewater line is shown through the rear; water facilities are shown along 
River Road.  
 
Representatives from the Departments of Public Works, Wastewater, and Waterworks 
did not offer objections to the rezoning.  
 
Any resulting development and its impact on infrastructure would be evaluated in 
greater detail at that time.  

APPLICABLE REGULATIONS 

Appendix A.  Section VI. – Zoning District Criteria and Regulations 
C. Commercial districts: The regulations in the Commercial district are as follows: 
 [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.  
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(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  
(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. 
 

D. Manufacturing and industry districts—The regulations in these districts are as follows. 
[II.] M-2. Heavy manufacturing and industry: 

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

(1) All uses permitted in the M-1 district (and subject to M-1 regulations)  
(2) Petroleum refining and/or chemical processing  
(3) Solid fuel handling, transfer, and storage facilities not associated with energy generation 

facilities   
(4) Energy generating facilities   
(5) Reserved   
(6) Any other similar manufacturing or industry establishment which shall adhere strictly to all 

state and federal mandates whereby, therefor, normal operations will not be injurious to 
employees and the general public because of health and safety factors.  

(7) Concrete mixing or batching plants.  
(8) Accessory uses.  
(9) Junkyards.  
(10) Reserved.  

b. Special permit uses and structures:  
(1) Type II and Type III Landfills, upon review and approval of the Planning Commission and 

supporting Resolution of the Parish Council:  
a. Permit Required. Notwithstanding any other provisions of this Ordinance no landfill 

shall hereafter be constructed, enlarged, altered, or placed into operation until a 
special permit use for said landfill has been heard by the Planning and Zoning 
Commission and then approved by ordinance of the Parish Council.  

(1) The Commission shall schedule and hold a public hearing to consider the 
application. The Department of Planning and Zoning shall post a sign on 
the affected property which calls attention to the public hearing at least ten 
(10) days prior to that hearing date. All applications will be advertised at 
least three (3) times in the official journal of the Parish on three (3) 
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separate and at least Fifteen (15) days shall elapse between the first 
publication and the date of the hearing. All property owners within five 
hundred (500) feet of the subject property shall be notified by certified mail 
of the public hearing.  

(2) The Special Permit Use shall be valid for a period of one calendar year. If 
after one calendar year, the applicant has not received a permit by LDEQ, 
the applicant shall file a new Special Permit Use application if an extension 
is needed.  

(3) A completed application form and three sets of the required supplemental 
application requirements data as set forth in the following section:  

(a) The site plan shall show: the area dedicated to the landfill; identify 
the total site acreage and amount of acreage that will be used for 
processing and disposal; show all vehicular access points to the 
site; identify and buffer areas; describe any landscaping, or 
fencing proposed.  

(b) A drainage plan prepared by a Louisiana licensed engineer shall 
be submitted to the parish. At a minimum, the plan shall show the 
drainage-flow patterns, show all major drainage systems and 
indicate the point of discharge. The Parish Engineer may require 
additional drainage information.  

(c) If located in a floodplain, it must be demonstrated that the facility 
will not restrict the flow of the 100-year base flood or significantly 
reduce the temporary water-storage ability of the floodplain 
integrity.  

(d) The types, maximum quantities (wet tons/week), and sources 
(percentage of the on-site or off-site generated waste to be 
received) of the waste to be processed or disposed by the facility.  

(e) Identify the geographic area to be serviced by the facility.  
(f) Indicate the days of operation per week and hours per day.  
(g) Identify the maximum expected height of the waste pile.  
(h) Describe provisions that will be employed to control dust, litter and 

odor.  
(i) Provide the projected year of final closure and include a 

discussion of the long-term use of the facility after closure as 
anticipated.  

(j) The site shall be screened with fencing, planting or other methods 
as approved, to block onsite views from the public. A 
landscape/screening plan shall be submitted with the Special 
Permit Use application and approved by the Planning 
Commission.  

(4) Additional Procedural Requirements:  
(a) Provide the Planning Department a copy of the official order to 

proceed issued by the LDEQ.  
(b) Upon issuance of the permit by the Louisiana Department of 

Environmental Quality (LDEQ), a copy shall be submitted to the 
Planning Department. This includes all permits issued by the 
LDEQ to the site, (i.e., waste, water, air, etc.). The permit shall 
include the final approved site plan by LDEQ. This shall also 
include any necessary federal or state approvals from agencies 
other than LDEQ.  

(c) The owner shall submit to the parish's planning department a copy 
of the solid waste annual report that is submitted to the LDEQ, 
Office of Management and Finance. The report shall be submitted 
to the planning department on August 1st of each year.  

(5) The Parish Planning and Zoning Department, Planning Commission and/or 
the Parish Council may require additional data where deemed necessary 
before taking final action or issuing a permit. Conditions of approval may be 
placed on the Special Permit Use by either the Planning Commission or the 
Parish Council.   

(2) Temporary construction facilities for a period of one (1) year upon approval of the Planning 
Director.   

(3) Cellular installations and PCS (personal communication service) installations.   
(4) Truck terminals (with video poker gaming facilities) upon review and approval of the Planning 

Commission, and supporting resolution of the Council. Truck terminals with video poker 
gaming facilities shall conform to the regulations set forth by the state of Louisiana and to the 
following regulations:  

(1) Frontage shall be on a median-divided, major arterial with a minimum of 4-roadway 
lanes, and having federal or state designation.  

(2) Minimum lot size of site hall be ten (10) acres.  
(3) Truck terminals with video poker gaming facilities shall also have all of the following 

amenities:  
a) a separate truckers' lounge  
b) a full-service laundry facility located in a convenient area for truckers' use  
c) private showers for men and women and not located in an area open to 

general public restroom facilities  
d) a travel store with items commonly referred to as truckers' supplies (items 

commonly used only by commercial motor vehicles)  
e) truck scales  
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f) separate truckers' telephones  
g) permanent storage facilities for fuel  

(4) Notwithstanding any other provisions of law, these regulations shall have no force or 
effect on any truck terminal with video poker gaming facilities which have received a 
Special Permit Use prior to the effective date of this ordinance.   

(5) 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.   

(6) Towing Yards. Towing yards upon review and approval by the Planning Commission and 
supporting Resolution of the Parish Council shall conform to the following regulations:  

(1) Site plan approval. All tow yard operators must secure approval of a site plan. The 
site plan shall include:  

a) The storage layout and the maximum number of vehicles proposed to be 
stored. All storage parking spaces shall open directly to an access drive. 
Vehicles shall not be stored on top of each other. All vehicles shall be 
stored on an aggregate parking surface;  

b) A seven-foot solid, opaque fence will enclose such yards and shall be 
maintained in a constant state of good repair. Entrances will be constructed 
of the same material as the fence. All entrances shall remain closed when 
not in use;  

c) A ten-foot buffer zone when abutting a C-3 or lesser intensive use or 
zoning district. The buffer shall be planted with acceptable trees and 
shrubs;  

d) All buildings and structures to be located on the site and the required off-
street parking layout.  

(2) Towing yard operators shall maintain records of each vehicle and its storage period. 
These records shall be available upon request of the planning department.  

(3) Towing yards shall also adhere to state and local licensing requirements.  
(4) Any change of permitted plan will result in a cease and desist order being placed on 

the towing yard.  
2. Spatial Requirements:  

a. Minimum lot size: Fifteen thousand (15,000) square feet,  
Minimum width: One hundred (100) feet.  

b. Minimum yard size for offices and accessory use spaces:  
(1) Front - twenty (20) feet  
(2) Side - thirty-five (35) feet  
(3) Rear - fifty (50) 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 Requirements: Arterial, rail or water  
4. Special Provisions:  

a. Must maintain a buffer zone to insure the protection and well-being of neighboring areas.  
b. Major operations must be located two thousand (2,000) feet from the nearest R, CR-1 or C-2 

District or located a lesser distance if clearly dictated safe by industry standards and approved by 
the Board of Adjustments. Accessory uses of lesser intensity may be developed in this buffer area. 
Examples include office buildings, parking facilities, substations, and storage areas (including open 
storage of solid fuels for energy generating facilities) as well as uses identified in the M-1 District 
and subject to any required restrictions established in that M-1 District.  

c. New construction within the confines of existing industrial developments shall provide adequate 
buffer areas near R and C Districts in accordance with industry standards, national fire code 
regulations, and those standards established in the M-1 District under "Other Industrial Uses." 

 
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. 

 

57



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 portion of Tract L subject to this rezoning is under the Business Park, Industrial 
Buffer, and Wetlands Future Land Use Map designations. The proposed C-3 and M-
2 zoning does not conform to either designation, detailed as follows: 

• The Business Park designation recommends the creation of a new zoning 
district with an emphasis on design standards, permitting uses typical of the 
Commercial zoning districts and M-1. M-2 zoning is proposed within the area 
designated Business Park.  

• The Industrial Buffer designation anticipates low impact development 
(parks/trails/institutions), and neighborhood scale commercial as permitted in 
the CR-1, C-2, and MS districts where appropriate. C-3 and M-2 zoning is 
proposed within the area designated Industrial Buffer.     

• The Wetlands designation has a stronger emphasis on low impact uses as 
typically permitted in the W, Wetland zoning district. C-3 and M-2 zoning is 
proposed within the area designated Wetlands.   

 
The proposed zoning is not a spot zone as it covers a large area and would expand 
upon existing C-3 and M-2 zoning, but conformity to the Comprehensive Plan must be 
accomplished when evaluating this guideline. 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. 

 
 This area bridges the developed areas of Luling and Ama, and is roughly bounded by 

the Bayer (former Monsanto) facility upriver, the ADM grain elevator facility downriver, 
the Mississippi River to the north, and Highway 90 to the south. The land use pattern 
and character of this area has been established for several decades. Luling Heights 
and Davis Heights Subdivisions were platted in the 1950s and 60s respectively. The 
two bounding features upriver and downriver (Bayer and ADM) were also started in 
the 1950s and 60s. The most recent development affecting this area is the Davis 
Freshwater Diversion Project which began in the late 1990s and was completed in the 
2000s. The majority of the land, a significant portion being the subject site, has 
remained mostly undeveloped and wooded. The zoning itself has remained constant 
since its establishment in 1981, with the most recent change occurring in the late 
1980s (PZR-1989-05; Ord. 89-3-1).  

 
 The Department cannot identify changes to the land-use pattern or character that 

would make the use of the subject site unreasonable, and finds the established 
zoning/land-use pattern allows the development of an M-2 use of significant size while 
maintaining required buffers from the developed residential areas of Luling Heights 
and Davis Heights. Specifically, over half of this nearly 600 acre site is zoned M-2. 
This M-2 zoning is confined to the downriver side of the site, with 2,000 ft. of C-3, R-
3, and R-1A separating it from the Luling/Davis Heights Subdivisions. The M-2 zoning 
district requires a 2,000 ft. buffer between “major operations” and R, CR-1, and C-2 
zoning districts. While there are R districts within this 2,000 ft. buffer, these areas are 
under the ownership of the applicant and are unlikely to be developed for residential 
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purposes. In short, the required buffer from developed residential areas is already 
established under the existing zoning pattern while the development of a significant 
M-2 facility is currently permitted by right. The only process of any significance that 
could be necessary is a rezoning of the R-1A and R-3 portions of the subject site to a 
district that meets the buffer criteria and allows reasonable use the buffer area (O-L, 
C-3, and possibly M-1). 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. 

 
 Most of the land in the subject area as detailed under the second guideline is 

undeveloped and wooded. The most significant developments are the Luling Heights 
and Davis Heights Subdivisions, which fall under R-1A zoning and are nearly built-out 
with single family homes. The proposed zoning change would extend M-2 zoning 
within 400 ft. of this residentially developed area. The M-2 zoning district is one of the 
most intense districts in St. Charles Parish, permitting by right uses such as refineries 
and chemical processing facilities, fuel handling, transfer, and storage operations, 
energy generating facilities, concrete mixing plants, and junkyards. The potential 
intensity of permitted uses in this zoning district is emphasized under its Special 
Provisions section, which requires a buffer up to 2,000 ft. between “major operations” 
and R, CR-1, and C-2 zoning districts. The request as proposed would be less 
compatible with the existing neighborhoods than the current configuration. The 
request does not meet the third guideline. 

DEPARTMENT RECOMMENDATION 

Denial, due to not meeting any of the 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: 4/2/2024 
 

 Applicant / Property Owner 
Derek Pelloquin 
J. Breaux Enterprises, LLC 
1807 W. Gloria Switch Road 
Carencro, LA 70520 
337.781.7476; derek@jbreauxent.com 
 
FOR 
 
Geraldine M. Sanders, et al. 
1000 Gassen Street 
Luling, LA 70070

 
 Request 

Change of zoning: 
• Current - O-L, Open Land District 
• Proposed - R-1A, Single family residential detached conventional homes -  

Medium density 

SITE INFORMATION 

 Location 
50 acre tract (designated as 6A); 223 Joe Louis Lane, Hahnville.  
 

 Size: 50.22 acres 
 

 Current Use:  
There is no active use of the site. It was previously the location of the Fashion Golf & 
Country Club.  
 

 Surrounding Zoning 
C-1 is located to the Joe Louis Lane (River Road) side; O-L is located to the Union 
Pacific Railroad side and adjacent to the Lee Lane (downriver) side; R-1A is adjacent 
to the Courthouse Lane side. 
 

 Surrounding Uses 
The site is located in an area of Hahnville developed primarily with St. Charles Parish 
government facilities and single-family subdivisions. Specifically, the St. Charles 
Parish Communications building is located across Joe Louis Lane, and Flaggville 
Subdivision is adjacent to the Courthouse Lane side. Undeveloped, mostly wooded 
land is adjacent to the Lee Lane and Union Pacific Railroad sides.  
 

 Zoning History 
The O-L district was established in 1981. 

 
 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) 

Department of Planning & Zoning 
Staff Report – Map Amendment 
Case No. 2024-10-R 
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 Flood Zone & Minimum Building Elevation 
1992 Flood Insurance Rate Map: X zone 
2013 Digital Flood Insurance Rate Map: X  
 

 Traffic Access 
The site has approximately 380 ft. of frontage along Joe Louis Lane. No other direct 
access to a dedicated and improved public right-of-way is currently available.  

 
 Utilities 

The Parish GIS map shows drainage, water, and sewer facilities along Joe Louis 
Lane. Additional drainage facilities are also depicted along the Lee Lane side of the 
site and the Union Pacific Railroad. 
 
Representatives with the Departments of Public Works, Wastewater, and Waterworks 
stated they have no objections to the rezoning itself.   
 
Any subsequent subdivision development would go through the Major Subdivision 
process. As part of that process a Drainage Impact Analysis, Traffic Impact Analysis, 
Sewer Impact Report, and detailed construction plans are submitted and reviewed by 
the Departments of Public Works, Wastewater, and Waterworks to ensure new 
infrastructure is developed to Parish standards and existing infrastructure and 
surrounding areas are not adversely affected.  

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:  

(1) Front—Twenty (20) feet.  

69



(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 proposed zoning conforms to the Future Land Use Map designation of 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 (50 acres), expands on an 
adjacent R-1A district (Courthouse Lane side), and as noted above, is done in 
furtherance 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. 

 
 This particular area of Hahnville, situated between River Road and the Union Pacific 

Railroad and bounded downriver by Avalon Place and upriver by Highway 3160, had 
long been defined by a rural character. Development focused primarily along River 
Road, while anything off River Road consisted of open, undeveloped tracts in 
agricultural use and homes along unimproved private drives. The earliest instance of 
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a residential “subdivision” is Flaggville, located immediately adjacent to the subject 
site along Courthouse Lane and shown on a map dated to 1872. 

Modern residential subdivisions were introduced starting in the late 1950s with 
development of Fashion Terrace from 1956 to 1965 (56 lots), followed by Homeplace 
Plantation Estates in 1979 (93 lots). In total, 149 residential lots were introduced in 
this period. After a nearly two decade pause an additional 149 residential lots would 
be created starting with the development of Avalon Place Phases 1 & 2 between 1997 
and 2001 (70 lots) and Fashion Plantation Estates Phase 1 in 1999 (78 lots).   

After another two decades subdivision development resumed with the development 
of River Place Estates Phase 1 in 2021. The preliminary plat for Phase 2 was 
approved in March of 2024 and in total, this subdivision will result in 42 lots.   

Of the subdivisions referenced above, Avalon and River Place required rezonings 
from O-L to R-1A (PZR-1989-09; Ord. 89-4-3, PZR-2000-19; Ord. 01-1-5, 2019-21-R; 
Ord. 20-2-2). The others were either already zoned R-1A (Fashion Terrace, 
Homeplace Plantation, & Fashion Plantation) or rezoned from R-1A(M) to R-1A 
(Flaggville, PZR-1996-02; Ord. 96-2-3). 

Site-built single-family homes can be permitted under the current O-L zoning, just at 
a lower density. The proposed R-1A zoning would be more reasonable as it would 
allow for a continuation of the developing land-use pattern and character detailed 
above while eliminating use types permitted under O-L zoning that could be 
detrimental to the growing residential development. 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 compatible with the surrounding character,
specifically the single-family residential Flaggville Subdivision directly adjacent to the
Courthouse Lane side.

R-1A zoning would allow residential development at a higher density compared to O-
L (6,000 sq. ft. lot minimum vs. 20,000 sq. ft. lot minimum), so impact to existing public
facilities could be expected and must be addressed as part of any resulting
development. If subsequent subdivision development occurs, it must go through the
Major Subdivision process. The Departments of Public Works, Wastewater, and
Waterworks do not have objections to the rezoning, but as part of the Major
Subdivision process those entities would review drainage, traffic, and sewer analyses
along with detailed plans to ensure new infrastructure will be built to Parish standards
and any adverse impact to existing facilities and the surrounding area identified and
mitigated. 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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Case# ________ _ 

REASONS FOR ZONING CHANGE (your answers below should make a case on the merits of your request) 

How does the proposed zoning conform to the Comprehensive Plan Future Land Use Map designation? 

How does the proposed zoning serve the best interest of the community? 

If a)l,,Jx :Ar & j'?YvCa
e,
�k a£ §2?1( L,.,'/4c l'f&l.rl<Jr'J.. 

/2.av.:s; ';1 1 t. 2 h .� ck ,'s b�dJ / 1a -1-b_. <?J' f.!b . 

Do uses on adjacent properties limit the use of your property under current zoning? 

Do unique physical or environmental limitations affect the use of your property under current zoning? 

Have changes in land value, physical environment, or economic aspects limited the use of your property 

under current zoning? --'I-'"""'----------------------------

Are the uses permitted under the proposed zoning compatible with existing neighborhood character? 

1/ es , 1. 1 <?- ;IL+J � bui/J S ,� /4 -1:wv ly ra;Jeµ±t'oj de✓kcL(; f 
/ '  A.aM ea a"- en A,e.cd� s k. la

14996 River Road/ P.O. Box 302, Hahnville, LA 70057 • Phone: (985)-783-5060 • stcharlesparish.gov 
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