
St. Charles Parish


Department of Planning & Zoning

Land Use Report

Case Number: PZSPU-2013-04

GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:


Application Date: 
Brennen Friloux




2/22/13
123 Wanda Drive
Luling, LA 70070

504.559.0568
· Location of Site: 
10628 River Rd (at St. Joe Street), Ama

· Requested Action:




Purpose of Requested Action:

Special Permit Use




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


SITE – SPECIFIC INFORMATION
· Size of Parcel:




Plan 2030 Recommendation:
Approximately 10,000 sq. ft.


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

Traffic Access:
C-2 zoning on sides, 



River Road
Residential & light commercial land uses

· Utilities:





Floodplain Information:
Existing 





X
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, 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 land zoned C-2. The purpose of the request is to convert an existing vacant commercial building into a 2-unit duplex. In the recent past, the structure operated as a restaurant and for a brief time as a bar. But since approximately 2005, the building has remained vacant. The structure was purchased by the applicant began renovations. In consultation with the Department, the applicant was advised that the site was constrained by parking. The applicant then concluded that a more reasonable use of the building would be for residential rental and decided to convert it to a duplex. The C-2 zoning district allows R-3 (Multifamily) uses with a special permit and supporting resolution of the council.  
Land uses within the immediate area are primarily residential in nature with an exception of a barber shop nearby. Developing this site as a residential rental would not conflict with the neighborhood uses. Presently, there are single family homes in the area that are, or can be rented. There are several benefits to the community that will result if the building is converted to an active use. Most importantly, it will add 2 rental units into the market, which is a need that is greatly underserved, including in Ama.
Although the request is to allow R-3 uses in C-2, the site plan indicates the intention to build 2 units. Because a Special Permit Use requires site plans be submitted with an application, the approval is tied to that specific plan. For example, an applicant cannot receive approval for 2 units and then subsequently decide to build a whole apartment complex.  To provide clarification upon permitting, Staff recommends a stipulation restricting the density to 2 units.
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, there is evidence of unsuccessful attempts to develop the site commercially. So the site seems to be more conducive for a residential use.  A duplex at this location would be a less intensive land use than what could otherwise occur within the C-2 zoning district.  Criteria b through h are satisfied by the fact that the structure already exists and that the proposed special permit should result in a less intense land use than what current zoning allows. Less off street parking will be required and thus less potential impacts will result from the residential use as opposed to how the site is currently zoned. There will be less chance of overflow parking spilling out all around the site. 

DEPARTMENTAL RECOMMENDATIONS
Approval with the following stipulation:
1. No more than 2 units are approved.
