St. Charles Parish

Department of Planning and Zoning
LAND USE REPORT

CASE NUMBER:  PZR 2005-02

GENERAL APPLICATION INFORMATION

· Name/Address of Applicant:

Benny Abadie


166 Melanie Street


Boutte, La  70039 

      504.458.6407

· Location of Site:

10569 River Road, Ama

· Requested Action:

Rezoning from C-1 to C-2

· Purpose for rezoning:

To re-open as a restaurant/deli

SITE –SPECIFIC INFORMATION

· Size of Parcel:

Approximately 7,030 sq. ft.

· Existing Land Use:

The Ama Grocery building is on the site.  The business has been closed for more than six months.

· Existing Zoning:

C-1

· Surrounding Zoning and Land Uses:

The property across LA 18, River Road is zoned B-1 and undeveloped.  Surrounding properties along LA 18 and to the rear are zoned  C-1 and developed with single family residences.

· Comprehensive Plan specifications:

“Maintain through the Future Land Use Plan and zoning, the rural character of the community. 

· Utilities:

Standard utilities serve the site.

· Floodplain Information:

X

· Traffic Access:

Property is a corner lot which can be accessed by River Road (LA 18) and by Michael Drive

APPLICABLE REGULATIONS

Appendix A. Section XV. D.

Rezoning Guidelines and Criteria: Before the Commission recommends or the 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 [of] 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 requests a rezoning from C-1 to C-2 to start the process of permitting a restaurant/deli in an existing building.  The property is the former site of Ama Grocery.  In recent years, Ama Grocery offered a limited selection of groceries, predominantly convenience items, as well as lunches for pick-up, delivery and dine in with limited seating.

The applicant wishes to operate a restaurant/deli with additional seating and service.  The proposal requires C-2 or higher zoning and 16 parking stalls.  If this zoning request is approved, the applicant will request a variance to reduce the required parking t 13 stalls and will work the State Fire Marshall and State Department of Environmental Health to improve the building to meet safety and sanitary codes for restaurants.

A rezoning application must meet the criteria of at least one test listed above in order to receive a recommendation for approval from the Planning and Zoning Department.  This application meets the criteria of the first test, which allows rezoning when the current zoning no longer allows reasonable use of the property.  The first criterion asks whether a use of similar to those on abutting properties may be redeveloped on the property.  The surrounding properties are developed with single-family residences.  As this site is developed with a commercial building and paved with parking, and also because a single-family residence requires a Special Permit in a C-1 zoning district, it is entirely unlikely that a single-family residence will develop on the site.  The second criterion asks whether there are unique conditions of the property which make C-1 uses unlikely to develop, and the third criterion ask whether changes in the community make it unlikely that a C-1 use will develop on the site.  Permitted uses in C-1 zoning districts are limited to professional offices, banks, personal service shops, artist studios, antique shops, parking lots, and commercial/retail sales.  Few such uses exists in Ama, and the existing building is not easily suited to such uses. Small, local groceries are rarely able to compete with larger grocery chains. Ama Grocery has evolved to provide food service to the community.  Rezoning is the first step in permitting that evolution to continue to provide additional services under a different owner.

DEPARTMENTAL RECOMMENDATIONS

The Department recommends approval.







