     St. Charles Parish

     Department of Planning & Zoning

Land Use Report

Case Number:  PZr-2007-03
GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Rev. Otis Kenner

Faith, Praise and Deliverance Temple

1114 East Harding Street

Destrehan, La  70047
· Location of Site:

1114 East Harding Street, Destrehan.

· Requested Action:

Rezoning from O-L to C-2 

· Purpose of Requested Action:

Church Expansion.
SITE-SPECIFIC INFORMATION
· Size of Parcel:


43,200 sf

· Existing Land Use:

The site is developed with a church.

· Existing Zoning:

OL
· Surrounding Land Uses and Zoning:

A single residential structure and C-3 use toward Airline side of site; sparse residential on opposite side; vacant wetlands across street and to rear of site. 
· Comprehensive Plan Specifications:

(Destrehan) “Maintain the residential character and encourage future residential land uses.  Limit commercial/light industrial uses to services that support the residential community.”

· Utilities:

Standard utilities serve the site

· Floodplain Information:

A99 +4.6 

· Traffic Access:
The site has frontage on East Harding Street.
APPLICABLE REGULATIONS

Appendix A., Zoning Ordinance, Section IV.9:

Rezoning Guidelines and Criteria: Before the Planning & Zoning Commission recommends or the Parish Council rezones 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.

Appendix A, Zoning Ordinance, Section VI. C. [III]  C-2 General commercial district:

1.
Use Regulations:


b.
Special exception uses and structures include the following:



(4)
Churches

2.
Spatial Requirements:


a.
Minimum lot size:Six thousand (6,000) square feet, minimum width - sixty (60) 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)

AND:
Appendix A, Zoning Ordinance [I.]O-L. Open Land District:    

1.   Use Regulations:

b.   Special exception uses and structures include the following:

2.   Spatial Requirements:

a.   Minimum lot size shall be twenty thousand (20,000) square feet.

b.   Minimum yard sizes:


(1)   Front-thirty-five (35) feet.


(2)   Side-ten (10) feet.


(3)   Rear-twenty (20) feet.

ANALYSIS

This applicant desires to rezone the property into the more intensive zoning district not because of a desire to develop the property commercially but to be able to expand their church. Lot 35-B has more frontage than depth; the proposed church building is rectangular shaped and the short side is being proposed to face East Harding Street, meaning its depth will extend away from East Harding. Churches are allowed in both OL and C-2 zoning districts. However, the setbacks stipulated for OL zoning are more restrictive than those from C-2. Therefore, the only way the church building can be fit onto the site is if the site is zoned C-2 and current OL zoning would prohibit the Church from utilizing their property as they desire. Because of this, the first criteria for rezoning consideration is met because existing zoning would not allow reasonable use of the property. There are unique or unusual physical limitations to the property due to size and shape in relation to the desired use: having an expanded church which is properly oriented to the property front.
DEPARTMENTAL RECOMMENDATIONS

Approval.

