St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number: PZS-2008-12
GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:


Application Date:  2/12/08

Steven Hafkesbring

212 Amelia Street

Destrehan, La  70047

985.764.8280

· Location of Site:

301 Apple Street and 823 3rd Street, Norco

· Requested Action:

Resubdivision of Lot 1B, Block D into Lots 1C and 1D. 

SITE – SPECIFIC INFORMATION
· Size of Parcel:

8,913 sq. ft. total

· Existing Land Use and zoning:


    Commercial building and apartment building. 
· Surrounding Land Uses and Zoning:

The primary surrounding zoning is R-1A, and to a lesser extent, C-3. But the land use is a mix of commercial and residential. 
· Comprehensive Plan Specifications:

(Norco) “Maintain the existing land use mix.”

· Utilities:

Standard utilities are available. 

· Floodplain Information:

A99
· Traffic Access:

Apple Street and Third Street.
APPLICABLE REGULATIONS
Appendix A.  Section IX.  Nonconformities.

Purpose: The purpose of this section is to outline provisions whereby nonconforming lots, structures, and uses are gradually upgraded to conform with the spirit and intent of this Ordinance or are eliminated.

A.
Nonconforming Lots:

(1)
Any lot of record which does not meet the requirements of this Ordinance shall be considered a nonconforming lot of record.

(2)
When a lot of record has an area less than the minimum requirements for the district in which it is located but was a lot of record in separate ownership from adjacent property at the time of the passage of this Ordinance, or amendments thereto, such lot may be used for any purposes permitted in the district in which the property is located.

(3)
If two (2) or more lots or combinations of lots and portions of lots with continuous frontage in single ownership are of record at the time of passage or amendment of this Ordinance, and if all or part of the lots do not meet the requirements for lot width and area as established by this Ordinance, the lands involved shall be considered to be an undivided parcel for the purposes of this Ordinance.

(4)
No portion of the parcel described immediately above shall be used or sold which does not meet lot width and area requirements established by this Ordinance, nor shall any division of the parcel be made which leaves remaining any lot with width or area below the requirements stated in this Ordinance.

AND 

Appendix A. Section VI.  Item C. [IV].

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


(Ord. No. 82-6-6, § 1, 6-7-82)

3.
Transportation System: Arterial, local industrial, rail, water.

AND

Appendix C, Subdivision Ordinance, Section II. 4. 

c.
Waiver or Modification of Specific Subdivision Regulations. Should the Director discover that specific aspects of the submitted Preliminary Plat fail to conform to the regulations contained in this ordinance, he may choose to forward the proposal for formal consideration by the Planning Commission and Parish Council if 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. Any application for Preliminary Plat approval which contains a request for a waiver or modification of any subdivision regulation shall contain a specific reference to the request and state the reasons that the request be granted. The Planning Commission, with a supporting resolution of the Council, may grant a waiver or modification of these regulations only when such requests meet the conditions of this subsection (i, ii) and are not detrimental to the public interest.

ANALYSIS
The current lot is non-conforming because it has 2 structures on it. One is in commercial use and will exist on Lot 1C. The other is shown on the plat as an apartment, on Lot 1D. 
Whenever an application to subdivide a non-conforming lot is submitted to the Department, the Department strives to reduce or remove any such non-conformities. But in the case of this one, another one would be created on Lot 1D because it would result in a substandard lot. It does not have enough width or lot size; nor is there enough space to park the required 2 vehicles. Furthermore, the lot is not zoned for multi-family. That use requires a Special Permit from the Commission and Supporting Resolution from the Council. However, Lot 1C will exceed minimum square footage and frontage width. Setback encroachments cannot be rectified due to the pre-existing building footprint being located along the property edge.
DEPARTMENTAL RECOMMENDATIONS
Denial.
