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Zoning Commission
Public Hearing
November 18,2014

The meeting was called to order by Chairman Dennis Thomas and the
secretary called the roll.

Present: Nixon Adams, Simmie Fairley, Ren Clark, Rebecca Bush, Dennis
Thomas, Scott Quillin, and Michael Blache

Absent: None

Also present: Louisette Kidd, Planning Director; Mayor Donald Villere; and
Council Member Rick Danielson ‘

Mr. Adams announced that written notice of decisions regarding zoning
variances will be filed in the Board's office the following day of this meeting at
which time applicable appeal time will begin to run.

The only case discussed was V14-10-01 Mandeville Shelter Care, LLC
requests a variance to Section 5.2.3.3 Grading Supplement, Lot Fill, Slope & Drainage
and Section 5.2.3.7 Grading Supplement, Driveways to allow the placement of
approximately 8” to 12” of additional fill underneath the rear service drive and
dumpster pad, Beau Provence, 100 Beau West Drive, zoned B-Z.

Ms. Kidd stated the variance request to the Grading Supplement for the
parking lot fill. The area of change from the plans was to the rear of the site that was
noticed on the as-builts that indicated more fill than was approved on the drainage
plan. At the last meeting it was discussed that the paving was installed to
accommodate the adjacent neighbor on the relocation of the dumpster. The question
was whether the side still met the 60% maximum impervious and it was determined
to be 58% and in compliance. There was also a question about the live oak tree
mitigation and Ms. Gleason had resolved the issue. The drainage outfall with the red
clay was also resolved with the Public Works Department.

Paul Mayronne, owner representative, explained at the last meeting that
there was an error not done in malice that pertained to the dumpster and sewer
elevation tie in. This was not in a flood hazard area and would not impact their or
surrounding sites. City Engineer had confirmed this. The applicant regretted the
error, but he explained that it was not prudent to disrupt the facility by tearing up
the concrete and fill.

Mr. Adams asked if a plan had been approved for landscaping or would they
work with the City staff. Mr. Mayronne said they would work with the City staff and
asked the board to consider letting them work with the surrounding neighbors since
there was not much more space on their site for planting. The St. James complex as
in the process of renovation and these owners could take part in that with
improvements to help the surrounding area. Mr. Adams asked if there was a dollar
amount to be considered. Mr. Mayronne said they had not thought of that at this
time, but stated they were committed to working with the neighbors and planting to
be suitable to the City. Mr. Mayronne proposed a number for discussion for wanting
to work with both St. James and Beau West up to $2500-3000 for their needs.

Mr. Blache asked how the greenbelt on Highway 22 looked. Ms. Kidd said the
greenbelt requirements were met and bamboo would be removed and trees planted
in that area. Mr. Mayronne said they would plant additional landscaping after
removing the bamboo that would be relocated to the rear buffer.

Mr. Thomas asked how much was the extra cost to install the driveway. It
was stated to be about $30,000. Ms. Kidd said there was an estimate of $50,000
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Zoning Commission
Public Hearing
November 18, 2014
Page 3

Mr. Thomas moved to adopt the minutes of May 5, 2014, seconded by Ms.
Bush and was unanimously approved.

Ms. Bush moved to approve the 2015 meeting dates, seconded by Mr. Quillin
and was unanimously approved.

Mr. Thomas asked about the status of the oak tree at the shopping center on
Florida Street. Ms. Kidd said the City was still meeting with their lawyer.

Mr. Quillin moved to adjourn the meeting, seconded by Ms. Bush and was

unanimously approved. \
o.M o yr A

ri w?.mim%/m@@#m@ NixowAdams, Chairman
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Zoning Commission
Work Session
November 18, 2014

Page 2

The code requirement for a lot width was no less than 85% of the lot width,
which would be 76.5’, and the lot width at 311 Lamarque Street was 3.5’ less than
the 85% rule. There were eight other lots on the same block that had dimensions
from 52'-75', were all zoned R-1, Single Family Residential, and were improved with
existing single family residences. The Cranes would like to purchase 311 Lamarque
Street and maintain both lots separately so they could sell one of the properties in
the future if desired since both properties contained structures.

The frontage for 303 Lamarque Street was technically on Jefferson Street so
Ms. Kidd asked for an opinion from the board since frontages for contiguous lots
were typically on the same street. If the board determined it was clear that the
frontages were not contiguous and no variance was needed then she could send a
letter explaining that.

Mr. Quillin said it would be a statement from the board. Mr. Blache said
variances had been granted several times on Lamarque Street for the same issue.
Ms. Kidd said the variances were granted to adjacent vacant property, but in this
case there were two separate structures. Mr. Blache said it was now in separate
ownership. Ms. Kidd said that was correct, but with the deficiencies that would be
lost. Mr. Clark said it was language geometry and asked if the language stated “or”.
Mr. Adams said the issue was being able to sell in the future. Ms. Kidd said the
applicant would need a letter on the variance from the board. The board decided
that a variance was needed. Mr. Adams said an email had been received from two
neighbors across street in support. Mr. Thomas said both properties met two of the
three requirements for compliance.

The next case discussed was Z14-12-06 Recommendation to the City Council
regarding Ordinance 14-49 to rezone from a portion of Arpent Lots 78 and 79, City
of Mandeville, from R-1, Single Family Residential District, to B-2, Highway Business
District, as referenced in the resubdivision plat prepared by Kelly McHugh and
Associates, Inc. dated September 25, 2003 and recorded in map file number 33224,
hereinafter referred to as Subject Property.

Ms. Kidd presented the request to rezone a strip of land from R-1, Single
Family Residential, to B-2, Highway Business District. The property was purchased
in Novemnber, 2003 by Kelly McHugh with the R-1 zoning. The property dimension
was 15.7' x 309.2". The strip has been incorporated into the property at 845 Galvez
Street, which is improved with an office building and a B-2 zoning. The official
resubdivision plat was recorded in 2003 and has now been found to have a
typographical error in the distance from the determining point of beginning on East
Causeway Approach. The request was to rezone the strip to B-2 to provide a
uniform zoning for the property.

Mr. Adams asked would this put a commercial against a residential use. The
property to the rear was zoned B-2 already.

Mr. Quillin said would it be one contiguous lot and Ms. Kidd said yes. The
staff found the zoning correction with the submission of the Act of Correction. Mr.
Quillin asked why there was such a gross error of 60’ in the description. Ms. Kidd
said she did not know, but Mr. McHugh would be present at the next meeting and
could answer that question.

The next case discussed was Z14-12-07 Steve Schwartz, SVS Florida,
LLC/Melissa N. Kyle, d/b/a Pelican’s Sno Balls requests a zoning permit to Section
6.4.665, Restaurant - Outdoor Fast Food, for a snowball stand, lots 29, 30 and 31,
and parts of lots 28,32, 33, and 34, square 51, 1890 Florida Street, zoned B-2
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Zoning Commission
Work Session
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Page 4

Claiborne Street containing 91,116 square feet. Mr. McGuire was requesting a
Zoning Permit to CLURDO Section 6.2.8, Congregate Living Residential, to develop 27
congregate living dwelling units located within 5 proposed structures and future
light commercial. Under the B-3 zoning district, the use required a zoning permit.

Section 6.2.8: Congregate Living Residential was defined as follows:

The use of a site for three or more dwelling units within one or more buildings in
conjunction with a communal kitchen/dining facility and other personal services
provided for the convenience of the residents of the site only. Typical uses include
congregate housing facilities such as elderly housing and group homes for
handicapped and retirement communities with a communal kitchen/dining facility.
Congregate living developments may furnish services to their permanent residents
similar to those services furnished by hotels, including accessory uses such as home
health services, meals, maid and linen services, grocery and drug stores and banking
services, provided such uses are located in and accessed from entirely within the
facility with no direct entrance from the street nor visibility from the outside of the
facility indicating the existence of these services.

Mr. McGuire had submitted a letter dated November 10, 2014 of the use and
summarized the following in an email sent out received prior to the letter.

Our business focus will be on elderly housing / retirement community.
The main Rest Awhile building (Frapart Hotel} will serve as the communal kitchen/dining
facility and will be for the exclusive use of the living community. A 1200 sq. ft. addition
will be constructed to facilitate the kitchen, elevators and rest rooms.

The Hadden Cottage, which the Historic Preservation District Commission has allowed to
be moved onsite, will be relocated near the current Sophie B. Wright Cottage at the front
of the property. Some type of addition will be created that connects the two cottages
(currently 800 sq. ft. each) into an overall 4000 sq. ft. footprint. Future use will be some
type of light commercial, which will be defined at o later stage. .

New construction will provide for approximately 27 congregate living units dispersed
between 5 new structures. Each of the 5 new structures will have an approximate 5000
sq. ft. first floor footprint. The new construction will follow the Mandeviile B3 Design
Guidelines, will be traditional in nature, recreate design elements from the historic past
and blend into the existing neighborhood.

The overall site plan meets all setback requirements, provides alf parking onsite and
leaves approximately 40% (36,400 sq. ft.) of green space.

Ms. Kidd presented a historical background from an excerpt from the
National Register of Historic Places Registration form, draft copy, not submitted for
designation)

The “Rest Awhile” is a complex of three 19" century wood frame buildings on a grassy, deep,
156’ x 506’ lot overlooking Lake Pontchartrain in Mandeville, St. Tammany Parish, Louisiana.
They are three on-site survivors of what were once “eight or nine buildings having some thirty to
forty [hotel] rooms” in 1899.1 The site is believed to have been used privately from 1850 to
1880, when it became a resort hotel for paying customers and a social center in Mandevilte. In
1505, new owners converted the complex into a vacation resort for the poor {“The Rest
Awhile”), a function that continued until well after the end of the eligibility period (1962).
Today, the buildings consist of 1) an 1880 principal structure originally known as the Frapart
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5. Rearyard 20' Claiborne/20’
6. Between Structures 20’ not
dimensioned
2. Parking Regulations -

a. The development must provide the following minimum parking
spaces: 1.5 spaces per unit for the development, .75 spaces per unit
shall be paved and .75 spaces per unit shall be shown as setasideina
landscaped parking bank..

b. Any documentation indicating an insufficient number of parking
spaces, based on the above formula, shall be justification for the
Building Inspector to give notice to the Owner and/or Operator of the
facility to appear before the Zoning Board at a hearing to show cause
why the parking facilities provided should not be increased by a
number to be determined by the Board, if at all.

c. In the event the Zoning Board requires additional spaces be
removed from the previously approved landscaped parking bank and
paved, the Owner and/or Operator shall submit documents showing
in detail the construction drainage and landscaping of the new spaces
for approval.

d. The Zoning Board will set a reasonable time schedule for
compliance.

3. Affidavit of Conformity - A notarized affidavit of the Owner or
Operator of the congregate or community housing facility stating that
the facility meets the requirements and restrictions placed on the
property by the Zoning Board. A like affidavit shall be submitted
annually thereafter to the Mayor or his designee.

Conversion to Multi-family - Any proposed conversion to multi-family
use shall be undertaken only in conjunction with the issuance of a
zoning permit by the Zoning Board subsequent to a determination by
the Zoning Board that the conversion will be in reasonable
conformance with the multi-family requirements of the R-3
residential zoning district.

The typical multifamily density requirement was a maximum of 3,000 square
feet per unit. In Old Mandeville it was 5,500 square feet, and the congregate living
requirement went up to 1,500 square feet of land area per unit. The minimum unit
area was 325 square feet. The common space was 20%, and the maximum
impervious ratio under the CLURO was 35%. The ratio was discussed in other cases
that were not in the B-3 district, and the board within the last one to two years had
interpreted an error that must be corrected and should be 60%. This was the ratio
used on a similar congregate living development requiring a zoning permit. Itwas
stated that the required setbacks of the R-3 district for the front yard was 20°, which
was proposed. The Lakeshore Drive frontage contained an existing building with a
setback and Ms. Kidd would check the Claiborne Street side for any servitudes that
were not shown on the plan. The total combined side yard setback was 20’ and was
met; the interior side yard was a 10’ requirement and the project was proposed to
have 10’ and 10’. The CLUROQ required any structure greater than &' in height must
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Other elements of the site plan included a parking lot with 33 parking spaces
as was indicated on the site plan accessed by a driveway from Lakeshore Drive. The
notes identified 6,580 square feet proposed to be used for General Retail or light
retail. That number may have changed. A portion of the plan had been submitted as
light commercial and the site plan was titled Multi Use Development, but the request
in the letter was for congregate living. There should be a clarification of what was
being requested for site plan approval and have it be consistent with the application.

The Zoning Permit process included the review and approval of specific site
plan so itimportant to be clear on what was being proposed. The following review
for zoning permit compliance of the application outlined under Section 4.3.2.2 (7)
and 8.4.2.1 and 8.4.2.2 was outlined in a review checklist as with the original
application there were missing items. There was an email sent out by Mr. McGuire
and Ms. Kidd had requested a letter that was sent dated November 10, 2014. There
were no conceptual drainage plans that had now been submitted. Also, a landscape
plan with trees to be preserved was submitted but the areas of the greenbelt on
Lakeshore Drive and Claiborne Street, provided there were not servitudes, were in
compliance. There was a required buffer if adjacent to a residential use and the 10’
setback so the buffer could be placed in the 5’ and there were some existing trees to
be preserved. The conceptual drainage plan was sent to the City Engineer for
review.

Review for compliance was outlined below. If the commercial areas were
subtracted they were still within the required 30,000 square feet.

Min. Required: Proposed: compliance:
Min. lot size 30,000 sf 91,115.6 sf +61,115 sf
Min. land area/unit{density) 1500 27 units 60 allowed
Min. unit area 325 sf +1000 sf +600 sf
Min. bldg. common space 20% not designated on plan (22.25% rev)
Max. Impervious Lot cov. 35% (60%) 59.53% A47%

Parking and parking lot design: The CLURO contains special use criteria for
Congregate Living in Section 8.2.1.4.2, which states, The development must provide
the following minimum parking spaces: 1.5 spaces per unit for the development, .75

spaces per unit shall be paved and .75 spaces per unit shall be shown gs set aside in a
landscaped parking bank.

The site plan proposed the parking to be underneath the proposed five
buildings so all of the parking would be provided. They were providing 42 spaces
where 41 spaces were required. There was a driveway access and connections
under the buildings.

As a note, in March of 2014, the CLURO was amended which included the
width of driveways, pervious materials for parkingand access from driveways from
public streets. The maximum driveway width was 12’ and there was no dimension
on the plan. That could be increased by the Zoning Permit process by
demonstrating the need and being compatible with the area. This was in an effort to
keep in the context of 0ld Mandeville. Additionally, there were no loading areas
shown on the plan to show for the retail and dining facility.

(for entire site)
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Mr. Adams said he felt the case would be more than two meetings since there
were a lot of points for consideration. Much of the discussion was not issues the
board often dealt with. Some discussion had taken place with the Historical
Preservation District Committee and the Design Review Consultants will hold some
review., There were two old buildings to be worked into scheme. There were
agencies to decide if it met the use or not.

Mike Piazza, architect, asked if there were any questions and Mr. Adams
asked him to speak on the concept and how it would work. Mr. Piazza said the first
concern was the site Jocation and its surroundings. There were single family
residences, a bar, a coffee shop, a variety of uses. They wanted to be sensitive to the
residences. Residences were placed to the back facing the residences in the B-3
zoning district. A comment was made about the width of the driveway. The CLURO
also stated a 26’ wide requirement with 90 degree parking. The common area
would consist of the three existing buildings for dining, on site laundry, a beauty
sajon and services for the residents. Mr. Adams clarified the three existing buildings
and they would be used for services for the residents and not separate retail. Mr.
Piazza said it would depend on how the numbers worked out and they were looking
at the zoning. There was a lot of design for all of the buildings and units, for the two
cottages and how to preserve the fook of them but still connect with useable space
that made it function.

The general plan of having the historic buildings on the lakefront was a
natural thought in keeping the lakefront view. The intent was to pull the common
space on the front and the residences to the rear so there was a connection to the
neighborhood.

There was a large surplus of parking. In the CLURO, one bedroom units
required 2 spaces per unit. Since the buildings had not yet been designed, they were
not sure how many bedrooms there would be per unit. They wanted to provide
enough parking to cover everything. If the buildings were designed as all
efficiencies, they would remove much of the parking. In the common area to the
front there was a need for visitor parking for families.

The architectural appearance was a conceptual drawing. Respecting the
neighborhood, each building or unit may be different. He considered the idea of
constructing two units with one style so the scale met with the scale of houses in the
neighborhood. There were larger homes and not cottages in this area. Mr. Adams
asked if this would go back to the Historic Preservation District Commission and Ms.
Kidd said no. Mr. Piazza said on the existing cottages their thought was to preserve
them as much as possible. They would raise them on a platform with a connecting
space with minimurm contact with the existing cottages. They needed to connect
them, but they did not want to butcher them from what they were. That in itself was
a design project. The cooking facility with services was being putting in the rear. If
there was an on-site manager and maintenance personnel, they would be located in
the cottage and common space. The approach of the new living units putting them
out to the 10’ setback would provide the largest greéen space possible. There would
be gazebos and brick patios beyond the living unit as another common space. Mr.
Piazza stated that people who live on the lakefront want to be outside. The units on
Claiborne Street had the two end units facing the street, 60% was balcony, and the
porch was 8’ deep. A streetscape met the requirement. As cars came in there would
be screening. There would be shutters and wood slats. Styling on the elevation was
similar to the adjacent homes. The other concern was the driveways going straight
in. They surveyed the entire block and only one building had a screening area and
that was workshop with a garage door. They were not adding anything different or
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under the buildings. Mr. Clark confirmed the site was for older people? Mr. McGuire
said it was not for convalescent people, but a mix of Rouquette Lodge and the
Windsor people being an active retirement community. Mr. Clark clarified the
concept was for older people and Mr. McGuire was in agreement. Ms. Kidd asked if
it was state licensed. Mr. McGuire said $50 and a state Fire Marshal inspection was
required. This was not a site for Alzheimer’s patients. Mr. Clark was concerned
about the flood zone and asked if some of the residents would have a boat. Mr.
McGuire said there were two flood zone lines. Mr. Piazza said it was V zone for the
front buildings, and the remainder of the property was AE 12 and AE 11. Mr.
McGuire said his wife's grandmother lived at the Windsor and she got around fine.
Some residents will drive and some won’t. There would not be a staff nurse, but
there would be 24 hour staff.

Mr. Clark said he looked at the arrows on the drainage plan. Mr. Piazza said
it would be subsurface drainage. Mr. Clark asked if the lake would support that.

David Persons, 132 Carroll Street, confirmed the project was owned by Mr.
McGuire and not sold separately. Mr. Adams said they knew now thatit was owned
by Mr. McGuire. Mr. McGuire stated his business plan was monthly rental and he
would be hard pressed to break even if it was sold as units. Mr. Persons asked if
there was any other project approaching this density in Old Mandeville. Ms. Kidd
said the density in the B-3 district was 5,500 square feet of land area per unit, in the
R-2 district was 3,000 square feet of land area per unit, and congregate living was
designed for elderly living so there were smaller units so the density went up. This
density was 1,500 square feet of land area per unit. There were no other congregate
living uses in the B-3 zoning district. Mr. Persons said this was the first one in the B-
3 zoning district and was the densest use he could see. Ms. Kidd said from a use
standpoint. Mr. Adams said the zoning permit assumed the proposal to be an
allowed use at that density and the board could make tweaks for it to be less
burdensome on the neighborhood, or the least restricting to accomplish the
purpose. Mr. Person was not concerned about the front part and it was a nice
design. It appeared to be two separate projects and with the elderly living in the
back there was no pathway, covered or not, allowing them to walk to the front for
meals. The parking lot separated two areas and appeared to be easy to separate out
and sell separately. He asked if the units would have kitchens and it was confirmed
that they would. Mr. Persons said that it appeared to have condo written all over it.
It appeared to be 27 condos that were being called congregate living. He said that
because of the way the project was separated. It did not look like front building (the
old hotel) was set up for the elderly to take their meals and go back and forth. It
looked to him like a potential for 27 condos and commercial in the front. He did not
have a problem with a restaurant and light commercial next to it being located on
Lakeshore Drive. He had a problem with the idea of 27 units in an area. He
suggested looking at the block and theoretically suggesting that 60 units could fit on
the property was absurd. There was nowhere in 0ld Mandeville where there were
27 units, and we would allow this at this location. He did not feel it fit. He
understood the Zoning Permit, but it was not in keeping with the neighborhood. Mr.
Adams said formerly there were apartments being built because there was no need
for fire walls and the board could not prohibit the conversion of uses. Ms. Kidd said
any conversion must come back before the board. Mr. Persons said the overhead
use of the houses on each side. There were 7 on each Lafitte and Claiborne Streets
and now there would be a 27 unit development. They would look into the
neighbor’s back yard. They were not set back at all from the neighbors. It appeared
denser than anything else in Mandeville. He applauded Mr. McGuire for the lengths
he went to make it a nice development and he had heard many good things aboutit,
but he was worried about 27 units. Mr. Adams said the board must operate within
the code. Mr. Persons understood that and was concerned about a similar
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