St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number:  PZr-2006-19
GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Marcus Whitener

225 Apple Street 

Norco, La  70079  

· Location of Site:

917 Third Street, Norco 

· Requested Action:

Rezoning from C-2 to C-3  

· Purpose of Requested Action:

Business incubator for small businesses and entrepreneurs in the food industry.

SITE-SPECIFIC INFORMATION
· Existing Land Use:

Storage 

· Surrounding Land Uses and Zoning:

N:  Site-built single-family residences zoned R-1A

S:   ICG Railroad; past the railroad are a law office and a vacant lot zoned C-2

E:   Credit union, mobile home and site-built residences zoned C-2

W:  Site-built single-family residences zoned R-1A

· Comprehensive Plan Specifications:

Protect existing land use mix while providing buffer zones for commercial/industrial expansion

· Utilities:

Utilities adequate for a commercial kitchen serve the site.

· Traffic Access:
The site can be accessed by St. Charles St., Goodhope St., and Third St.

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.

ANALYSIS
The St. Charles Parish Economic Development Department, partnering with Greater New Orleans Inc., Goodwill Industries, the Louisiana State University Business and Technology Center, and the River Parishes Community Development Corp, request rezoning of this site to operate a commercial kitchen business incubator for entrepreneurs in the food industry.  The project proposes an FDA-approved kitchen with shared office equipment and additional labor to assist small businesses.  Smaller food-oriented businesses which may not be able to afford the cost of developing a commercially licensed kitchen meeting sanitary and life safety codes, will be able to rent time and space to produce their goods.

The site has been used as a legally nonconforming warehouse—a 12000 sq. ft. warehouse in a C-2 zoning district—for several years.  Even this change of zoning would not bring a warehouse use at this location into compliance, however, as warehouses are limited to 10,000 sq. ft. in C-3 zoning districts.  In other words, if this proposal is successful, the building should not be used for warehousing in the future.
In order to receive a recommendation for approval, a rezoning request must meet all of the criteria of at least one of the three tests listed above.  This request meets the criteria of the second test which is designed to protect the general public interest by preventing incompatible land uses and preventing overcrowding and overburden of public infrastructure. 

The building can be accessed from Apple Street via Third Street, and there is ample space for parking and loading, so traffic congestion is not expected.  The request is to change zoning on a developed site, so there should be no change to drainage; as a commercial change, no impact to parks or schools is expected.  Impact to community sewer will be assessed at permitting the change of use.  A change from a warehouse to a commercial kitchen is arguably more compatible with the surrounding neighborhood, which is mixed residential and office uses.  This use is unique in St. Charles Parish, so it cannot represent an oversupply of land use in proportion to the population.  
DEPARTMENTAL RECOMMENDATION

The Department recommends rezoning from C-2 to C-3.

