St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number:  PZr-2012-08
GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Cleveland “Son” Joseph

PO Box 401 
New Sarpy, La. 70078

504.944.9018 or 985.703.0848
· Location of Site:

927 East Harding Street, New Sarpy (Lot 36A of Square 50, New Sarpy Subdivision)
· Requested Action:

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



    Redevelop property with a mobile home
SITE - SPECIFIC INFORMATION
· Size of Parcel:

Approximately 5,600 sq. ft.

· Existing Land Use:




 Vacant
· Existing Zoning:

 C-2 (at the property owner’s request ordinance 03-6-9/PZR 2003-07)
· Surrounding Land Uses and Zoning:

R-1A(M) zoning and with some residential and some vacant uses surround the site.
· Future Land Use Map Designation:
General Commercial
· Utilities:

Water, sewer, and drainage serve the site; telecommunication utilities also serve the site.
· Floodplain Information:

AE +9; special flood hazard area.
· Traffic Access:

Property has 70’ of frontage on East Harding Street, a local street that connects River Road and Airline Drive.
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 requests rezoning of a 5600 sq. ft. site from C-2 to R-1A(M).  For almost forty years, the site was occupied by Joseph’s Grocery, a neighborhood grocery store.  In 2003, the property owner requested rezoning from R-1A(M) to C-2 to permit the grocery, a legally non-conforming business in a residential area, to expand to permit restaurant services.  The report for that rezoning noted that although the request was for a spot zone on a lot that did not meet the minimum area requirement for the zoning district, the grocery had operated for decades without complaint, and provided a community service.  The rezoning was granted and the business expanded slightly.

In 2009, the building burned; it has been demolished. 

Rather than rebuild and operate a business, the property owner wishes to permit a mobile home on the site and cannot proceed unless the property is zoned R-1A(M).

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.  As a request to rezone a non-conforming spot zone to the same zoning as the surrounding land use zoning district, this request meets all criteria of the second test.  The resulting land use change can only be one residential use in a residential area; it will not create congestion of streets and traffic access; overcrowding of land or overburden on public facilities such as transportation, sewerage, drainage, schools, parks and other public facilities; land or building usage which, is, or may become incompatible with existing character or usage of the neighborhood (rather it will eliminate the potential for that); or an oversupply of types of land use or zoning in proportion to population, land use and public facilities in the neighborhood because only one residential structure can be permitted on the site.

The Future Land Use Map (FLUM), informed by existing uses and zoning districts, indicates this property be used for General Commercial activities.  While a General Commercial land use could certainly benefit the surrounding area, redeveloping the 5600 sq. ft. property to accommodate a General Commercial use and complying with currently parking, loading, landscaping, and buffering requirements would be extremely difficult.  Therefore, the required change to the Future Land Use Map is recommended.

DEPARTMENTAL RECOMMENDATIONS

Approval of the required change to the Future Land Use Map.
Approval of the rezoning.
