
St. Charles Parish


Department of Planning & Zoning

Land Use Report

Case Number: PZSPU-2013-06

GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:


Application Date: 
Frickey Brothers




3/26/13
101 Louisiana Street
Paradis LA 70080

504.417.0024
· Location of Site: 
15101 Hwy 90 (corner of South St), Paradis
· Requested Action:




Purpose of Requested Action:

Special Permit Use




R-3 use in a C-2 zoning district.


SITE – SPECIFIC INFORMATION
· Size of Parcel:




Plan 2030 Recommendation:
Approximately 11,000 sq. ft.


General Commercial
· Existing Land Use and Zoning:
C-2, Vacant site
· Surrounding Land Uses and Zoning:

Traffic Access:
West & North: C-2 zoning, residential uses
Hwy 90

South & East: R-1A zoning & land uses


· Utilities:





Floodplain Information:
Existing 





AE+5
APPLICABLE REGULATIONS
Appendix A., Section VI.

C. [III] C-2 General commercial district:

1.
Use Regulations:

c.
Special permit uses and structures:

(2)
R-3 uses upon review and approval by the Planning Commission and supporting resolution of the Council.
AND

Appendix A. VI. B. [VIII.] R-3. Multi-family residential:

2.
Spatial Requirements:


a.
Minimum lot size: Ten thousand (10,000) square feet; minimum width - sixty (60) feet; two thousand five hundred (2,500) square feet per family.


b.
Minimum yard requirements:



(1)  Front - twenty (20) feet



(2)  Side - ten (10) feet



(3)  Rear - twenty (20) feet.

(4)  Whenever property abuts a major drainage canal as defined by the Subdivision regulations the required setback for all structures shall be ten (10) feet measured from the inner boundary of such servitude or right-of-way, not withstanding any other more restrictive setbacks, this provision shall not apply to any lot of record created and existing prior to the effective date of Ordinance No. 99-12-8, December 15, 1999 (Ord. No. 08-8-9, § VIII, 8-18-08).


c.
Maximum land coverage: Eighty (80) percent (twenty (20) percent green space).


d.
Accessory buildings:

(1) Accessory buildings shall be of one story construction not to exceed sixteen (16) feet         in height.



(2) Accessory buildings shall be located on the same parcel of land as the main structure.



      (Ord. No. 82-3-3, § II, 3-1-82)


e.
Permitted encroachments:



(1) Overhangs projecting not more than twenty-four (24) inches, excluding gutter.

(2) Stairs and landings not more than three (3) feet in height, projecting no more than four (4) feet into required front or rear yard.



     (Ord. No. 82-3-3, § II, 3-1-82)

3.
Transportation System: Servitude of access, local, or collector street.

4.
Special Provisions:


a.
Where any multi-family residential district (R-3) abuts any residential zoning district or use, a six-foot-high solid wood fence or masonry wall shall border the same and there shall be a buffer strip ten (10) feet wide designated and maintained on the site planted with plant materials acceptable for buffer zones.
AND
Appendix A, Zoning Ordinance, Section IV. 

9. Review and evaluation criteria/special permit use and special exception use: The appropriate decision-making agent and/or body shall review and evaluate each application based upon the following relevant criteria:

a.
Comparison with applicable standards established by the Comprehensive Land Use Plan as applied to the proposed use and site.

b.
Compatibility with existing or permitted uses on abutting sites, in terms of building construction, site development, and transportation related features.

c.
Potentially unfavorable effects or impact on other existing conforming or permitted uses on abutting sites, to the extent such impacts exceed those impacts expected from a standard permitted use in the applicable zoning district.

d.
Safety and convenience of vehicular and pedestrian circulation in the vicinity, including traffic reasonably expected to be generated by the proposed use and other uses reasonable and anticipated in the area considering existing zoning and uses in the area.

e.
Protection of persons and property from erosion, flood or water damage, fire, noise, glare, and similar hazards or impacts.

f.
Adequacy and convenience of off-street parking and loading facilities and protection of adjacent property from glare of site lighting.

g.
Conformity with the objectives of these regulations and the general purposes of the zone in which the site is located.

h. That any conditions applicable to approval are the minimum necessary to minimize potentially unfavorable impacts on nearby uses and to ensure compatibility of the proposed use with existing or permitted uses in the same district and the surrounding area.

The above criteria listed in a--g is to be considered illustrative and not restrictive, and other criteria may be considered although not specifically listed above if said criteria affects [affect] the general welfare and safety of the public at large.

ANALYSIS
The applicant requests a special permit for an R-3 use on a vacant lot zoned C-2 at the corner of Highway 90 and South Street in Paradis. If approved the owners intend to build a 4-unit multifamily structure. Each unit will be elevated to accommodate parking beneath the unit which will be accessed via South Street.

Land uses within the immediate area are primarily residential in nature. Little commercial activity exists along this segment of Hwy 90; the exception being a daycare located to the east of the subject property.   The proposed development does not appear to conflict with existing uses in the general vicinity.  The proposed rental units would help fill a need that is underserved in the community while also providing an infill development opportunity.
The applicant has presented a general site plan with this application; however, site specific review and development requirements will be evaluated upon permit application for development.  General standards include:  2,500 sq. ft. of lot area per family; 20% lot area as green space; 10 parking stalls; landscape buffering and fencing requirements, where applicable.  The site would appear to accommodate those requirements.  Additional site development details will be required through the permit process.  Although building elevations were not submitted, the proposed residential development should provide a more compatible building form than that of a commercial structure at this location.
Approval of a Special Permit Use is site specific and is tied to the application submitted.  If approved, the applicant is limited to the density approved by the Commission and Council. The Commission also has the authority to make specific stipulations as conditions for approval, should they be deemed warranted through the review and hearing process.
This application appears to meet all eight of the special permit criteria. Plan 2030 designation of “General Commercial” intends to offer areas to accommodate light commercial but nothing in that designation is intended to prohibit residential uses or mixed uses. Furthermore, with the limited commercial development in the area, a 4-plex at this location could be considered a less intensive land use than what might otherwise occur within the C-2 zoning district. Less off street parking is required for this type of use versus a typical commercial development.  This should help to reduce the potential impacts to surrounding properties. 
a.
Comparison with applicable standards established by the Comprehensive Land Use Plan as applied to the proposed use and site.  Plan 2030 designation of “General Commercial” intends to offer areas to accommodate light commercial but nothing in that designation is intended to prohibit residential uses or mixed uses.
b.
Compatibility with existing or permitted uses on abutting sites, in terms of building construction, site development, and transportation related features.  The residential development should provide a more comparable building form than a commercial structure at this location.  Access to the development will be via South Street potentially reducing vehicular conflicts associated with a new driveway point onto Highway 90.
c.
Potentially unfavorable effects or impact on other existing conforming or permitted uses on abutting sites, to the extent such impacts exceed those impacts expected from a standard permitted use in the applicable zoning district. Buffering requirements for this type of development are consistent with a C-2 type of development.  Fencing and landscape buffering will be required where the site abuts residential uses.  Additionally, a minimum of 20% of the site shall be kept in green space.
d.
Safety and convenience of vehicular and pedestrian circulation in the vicinity, including traffic reasonably expected to be generated by the proposed use and other uses reasonable and anticipated in the area considering existing zoning and uses in the area.  Traffic generated by the subject site is anticipated to be less than what would otherwise be generated by a typical commercial development in the C-2 zoning district.  Potential hazards associated with vehicular circulation should be reduced because direct vehicular access will not be taken from Highway 90.
e.
Protection of persons and property from erosion, flood or water damage, fire, noise, glare, and similar hazards or impacts.  The development and building code standards will require that the site meets the safety requirements.  Noise impacts for this type of development should be less than what would occur with a typical commercial development.  Lighting will be evaluated with the permit review to ensure that off-site glare does not occur. 
f.
Adequacy and convenience of off-street parking and loading facilities and protection of adjacent property from glare of site lighting.  Adequate room is on-site to provide required parking.  The Department will request a stipulation to require the applicant provide analysis to show all lighting will be directed toward the subject property and will not produce off-site glare.
g.
Conformity with the objectives of these regulations and the general purposes of the zone in which the site is located.  Approval of the Special Permit Use as stipulated will conform to the objectives of the zoning district.
i. That any conditions applicable to approval are the minimum necessary to minimize potentially unfavorable impacts on nearby uses and to ensure compatibility of the proposed use with existing or permitted uses in the same district and the surrounding area.  The development should be restricted to no more than 4 units.  All development requirements must be met upon permitting.  The applicant should submit a lighting plan to show that off-site glare will not be generated by this development.

DEPARTMENTAL RECOMMENDATIONS
Approval with the following stipulations:
1. No more than 4 units are approved.
2. A lighting plan must be submitted with the permit application to show that off-site glare will not be generated.
