St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number:  PZr-2009-09
GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:


Application Date: 5/11/2009
Robert Metcalfe
859 Apple St
Norco LA 70079
504.388.0878
· Location of Site:

859 Apple St. approximately 200 ft southwest of Airline Dr intersection through to undeveloped Barecca.
· Requested Action:

Rezoning from R-1A to C-1.
SITE-SPECIFIC INFORMATION
· Size of Parcel:


17,007.5 sf
· Existing Zoning and Land Use:


R-1AM, house situated site.
· Surrounding Land Uses and Zoning:
To the northwest, north, northeast, (between the site and Airline) property is C-3 and vacant.
To the east (across Apple St), property is c-3 and developed with a barroom and plumbing shop.

To the south and southwest property is R-1A developed with single family residences.

To the west (rear) property is zoned R-1A and vacant.

· Comprehensive Plan Specifications:

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

Standard utilities are available to the property via Apple Street, but not to Lot 16 on Barecca St.
· Traffic Access:
Apple 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.

AND:

Appendix A. Section VI. C. Commercial Zoning Districts:
[I.]
CR-1 Residential/commercial transitional (Commercial in Residential Neighborhood):

1.
Use Regulations:

a.
A building or land shall be used only for the following purposes:

(1)
Office buildings, provided that no goods, wares or merchandise shall be prepared or sold on the premises. Office buildings in this district cannot service gambling operations. (Ord. No. 94-1-9, § I, 1-10-94)

(2)
Branch banks and branch savings and loan associations.

(3)
Personal service shops such as beauty shops and barber shops, small schools or studios such as arts and craft schools, conducted by resident members of families provided that no goods or merchandise, except those needed for instruction purposes, or offered for purchase by students only; and, provided that such use shall not occupy more than five hundred (500) square feet of floor area.

(4)
Studios of artists and photographers.

(5)
Antique shops not to exceed five hundred (500) square feet of floor area with no goods or merchandise to be stored or displayed outside the building.

(6)
Parking lots, provided that the parking area shall be used for passenger vehicles only and in no case for sales, repair work, storage, dismantling, or servicing of any vehicles, equipment, materials, or supplies; no signs or advertising of any character except traffic directional signs painted on pavement shall be allowed; the parking area and connecting driveways shall be surfaced with concrete, asphaltic concrete asphalt, or any other type of permanent, dust-free paving and the parking area and connecting driveways shall be maintained in good condition and free of all weeds, dust, trash, and other debris. If lighting facilities are provided, they shall be so arranged as to reflect or direct light away from the adjacent residential district. Required front yards shall be landscaped and maintained in good condition.
(…..)
[II.] C-1. General commercial district- Commercial offices:

1.
Use Regulations:

a.
A building or land shall be used for the following purposes:

(1)
All uses allowed in the CR-1 district. (Ord. No. 88-5-5, 5-16-88)

(2)
Any type of commercial office or retail sales, excepting those offices serving gambling operations. (Ord. No. 88-5-5, 5-16-88; Ord. No. 94-1-9, § II, 1-10-94)

(3)
(Repealed by Ord. No. 88-8-5, 8-1-88)
(….)

4.
Special Provisions:

a.
Where any commercial use in a C-1 zoning district abuts any residential 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.
ANALYSIS

The applicant has requested rezoning to C-1, a low-intensity commercial zoning district in order to allow owner of the adjoining C-3 property to purchase the entire, developed property and make some minor demolitions to increase the available area for parking for a commercial development.  The intent is to provide adequate access to a large commercial project on the C-3 property without encroaching too far with commercial zoning into the residentially developed area.  C-1 would allow development of a parking area with a solid fence and 10’ wide landscaped buffer between residential zoning and uses.  It would also allow the brick building at, now a two-unit dwelling, to continue to be used as residences or to be used as offices, studios, small shops, or classes.
In order to receive a recommendation for approval, an application must meet all of the criteria of at least one of the tests listed in the Applicable Regulations, above.  As an expansion of commercial zoning, but with very limited uses because it abuts residential development, this application meets all the criteria of the second test.  
The second test is designed to protect the public interest and public infrastructure.  C-1 zoning is very restrictive; property can be used for professional offices, personal service shops, and small studios and shops that provide neighborhood services.  As developed, this site could accommodate such uses with little or no impact on the neighboring residences and little or no impact on public services and traffic.   It should not create incompatible uses, but rather provide a buffer between highway commercial development and residential development.  It cannot be considered to create an oversupply of land use or zoning in proportion to population or facilities as there are frequent complaints that Norco is ‘underserved’ by neighborhood commercial spaces for small schools and shops and entrepreneurs often call staff for information on small commercial spaces in Norco.
DEPARTMENTAL RECOMMENDATIONS

Approval.
