St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number:  PZr-2012-09
GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:



Application Date: 8/06/12
Deron Smith
PO Box 222
Norco LA 70079
504.382.1036
· Location of Site:

32 East Street at Short Street, Norco.
· Requested Action:

Rezoning from R-1AM to R-2
· Purpose of Requested Action:


Redevelop property with a duplex.
SITE-SPECIFIC INFORMATION
· Size of Parcel:

Approximately 10,789 sq. ft.

· Existing Land Use:

Vacant (2 mobile homes formerly existed on site).
· Existing Zoning:

R-1AM
· Surrounding Land Uses and Zoning:

R-1A(M) zoning and with sparse residential surrounding the site. There is also a church directly across East St from site.
· Future Land Use Map Designation:
Light Industrial
· Utilities:

All exist.
· Floodplain Information:
A99
· Traffic Access:

Property has approximately 54 feet of frontage on East Street, a local street that connects River Road.
APPLICABLE REGULATIONS
Rezoning Guidelines and Criteria: Before the Planning & Zoning Commission recommends or the Parish Council rezone property, there should be reasonable factual proof by the proponent of a change that one or more of the following criteria are met:

1.
Land-use pattern or character has changed to the extent that the existing zoning no longer allows reasonable use of the proponent's property and adjacent property. Reasonableness is defined as:

a.
Land use the same as, or similar to that existing or properties next to, or across the street from 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 tend to limit the usefulness of vacant land or buildings.

2.
The proposed zoning change, and the potential of a resulting land use change, will comply with the general public interest and welfare and will not create:

a.
Undue congestion of streets and traffic access.

b.
Overcrowding of land or overburden on public facilities such as transportation, sewerage, drainage, schools, parks and other public facilities.

c.
Land or building usage which, is, or may become incompatible with existing character or usage of the neighborhood.

d.
An oversupply of types of land use or zoning in proportion to population, land use and public facilities in the neighborhood.

3.
The proposed zoning change is in keeping with zoning law and precedent, in that:

a.
It is not capricious or arbitrary in nature or intent.

b.
It does not create a monopoly, or limit the value or usefulness of neighboring properties.

c.
It does not adversely affect the reliance that neighboring property owners or occupants have placed upon existing zoning patterns.

d.
It does not create a spot zone, that is, an incompatible or unrelated classification which would prevent the normal maintenance and enjoyment of adjacent properties.

ANALYSIS
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.

DEPARTMENTAL RECOMMENDATIONS 
Denial
