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PZR-2012-09 requested by Deron Smith for a change in zoning classification from R-1A(M) to R-2 at 32 East St., Norco (Lots 1-A, Sq. 2, Diamond Homestead Subd.) Council District 6. Mr. Romano

Mr. Romano:  The applicant/property owner is requesting rezoning of single lot in the Diamond Homestead neighborhood from R-1A(M) to R-2 for the purpose of developing a duplex on the site. This lot is 10,789 sq. ft. which exceeds the minimum lot area for the R-2 zoning district; however, the lot width is 54 feet which is less than the required 60 feet.

In the 1990’s a neighborhood buyout program was undertaken by Shell Refinery that basically transformed the neighborhood into one that is primarily vacant. A few home sites remained and up until a few years ago, the applicant site maintained its residential use. Currently the site is vacant. Because the majority of the property in this area is held by Shell and was purchased with the intent to create a buffer to the industrial facility, the property was designated Light Industrial in the Future Land Use Map (FLUM).  If the rezone is approved it would result in an increase in residential density of one additional dwelling unit which should not require changes to the FLUM.

In order to receive a recommendation for approval, a rezoning request must meet all of the criteria of at least one of the tests listed in applicable regulations.  This request fails all three tests.  

The first test is to allow relief when land use character in an area has changed to the extent that current zoning no longer allows reasonable use of the property.  The proposed R-2 use is not similar to existing uses or surrounding properties.  There are no unique attributes to the property that would necessitate a rezoning to accommodate a duplex.  The majority of the property in the vicinity is vacant however, that does not suggest that an increase in density on this property is needed.  The property can be used for under the existing zoning for the intended purpose of a single family home.  Therefore the proposed zoning fails the first test.

The second test is to protect public infrastructure, public welfare, and the character of a neighborhood.  The property fronts on a paved public street with access to River Rd.  The addition of a second dwelling unit will not create undue congestion or traffic impacts to the surrounding street network.  Additionally, the increase in residential development will not overburden the public facilities.   However, the change from R-1AM to R-2 could create a use which is incompatible with the surrounding area.  Although the bulk of the property in this area is vacant, the development trend is to decrease residential density in this neighborhood as a direct result of the land buyout by the industrial facility.  Incremental increases in the residential density could become out of character with the existing land uses.  Therefore, the proposed zoning fails the second test.

The third test is to ensure that the zoning decisions are consistent with law and precedent.   No other properties in this area are zoned R-2 so this would create a spot zone.  It could be argued that the rezoning of the property to an increased residential density would limit the reliance neighboring property owners have placed on the existing zoning pattern.  Therefore, the proposed zoning fails the third test. The department recommends denial. 

Mr. Gibbs: Thank you Mr. Romano. This is a public hearing for PZR-2012-09 is there anyone here to speak in favor?

Good evening Council [Commission], my name is Deron Smith and I’m the owner of that property. That property has been in my family for years. What I was trying to do is, not so much as doing a duplex, but to do 2 single family homes on the property, because of the width and the length of the property to help revitalize that area based on what currently there and what’s been there for year and years, in between the 2 plants and in between the new facility, the medical center and some other new business coming right down the River Road, which is the new Subway and the grocery stores have been there all these years. I think this will give a family or two families a better way of life, a better way of living. So I’m not trying to come in and create a two story structure on the property, but based on what’s currently there, I think it can only help increase the value of the property that I’m speaking of tonight and also the surrounding properties.

Mr. Gibbs: Thank you Mr. Smith. Are you going to do the developing yourself?

Mr. Smith: Yes Sir and I don’t have a problem with the plans and showing the Council the plans before anything is done. I’m just waiting on approval and I can submit the plans to you all and you all will grant that and then we can agree or disagree on that at that time and you can tell me yea or nay what I need to do or what I don’t need to do.

Mr. Gibbs: Thank you. Any questions? Anyone else to speak in favor? Seeing none, anyone to speak against PZR-2012-09? Seeing none, the public hearing is closed.

Mr. Perry: Mr. Chairman this is in my district, I have lived and owned property in Norco for over 25 years. I was present at the time of the buyout. It is my understanding that the intent of the buyout was create an industrial buffer zone and this would fly directly in the face of that intent. The intent is not to revitalize this area. The intent is to have a buffer zone between the plant and the neighbors. Based on that, I am against this proposal.

Mr. Gibbs: Thank you Mr. Perry. 

Mr. Clulee: I have a question for Mr. Perry. All this vacant land that I see all around there, is that what Shell bought out?

Mr. Perry: That’s my understanding, yes Shell did buy the land that is vacant on the map that we see. 

Mr. Clulee: The department is recommending denial. Thank you.

Mr. Gibbs: Thank you Mr. Clulee. Any other questions? Public hearing is closed. Cast your vote please.

YEAS:		Gibbs		
NAYS:	Pierre, Booth, Clulee, Perry
ABSENT:	Foster, Galliano

Mr. Romano: For the record Mr. Chairman, I want to let the audience know this one goes before the Council for their consideration and voting for the October 15th Council meeting.

Mr. Gibbs: Thank you Mr. Romano.




