CITY PLANNING COMMISSION 
City of New Orleans
M   E   M   O   R   A    N   D   U M



	To:
	City Councilmembers

City of New Orleans 



	From:
	Yolanda Rodriguez, Executive Director 

City Planning Commission 



	Subject:
	City Council Church Appeal –Beulah Land Baptist Church
2436 St. Maurice Avenue, New Orleans 70117
DR# 150/07

	Date:
      
	December 27, 2007



The attached report is a request for waivers of the minimum lot area, minimum lot width, and insufficient off-street parking spaces for the above referenced church, which requires City Council approval.  The City Planning Commission staff recommends APPROVAL of this request, subject to three (3) waivers and four (4) provisos.

Please place this appeal on the City Council agenda. 

Your cooperation is appreciated. 

YR/tb

	Peggy C. Lewis, Clerk of Council
	Councilmember Willard-Lewis – District E



	Rekitta Peters, Council Research
	Councilmember Fielkow – At Large



	Arlen Brunson, Planning Administrator


	Councilmember Clarkson – At Large



	Johnny Odom, Chief Building Inspector


	

	Rev. Michael Zacharie, Applicant


	

	Leslie Alley, Assistant Planning Director


	

	File
	


CC:


City Council Bi-Monthly Meeting 


Councilmanic District E: Willard-Lewis

Thursday, January 10, 2008


STAFF REPORT 


To:   New Orleans City Council 
Date:  December 27, 2007
Design Review Docket: 150/07




Prepared by: Todd Breckman

Applicant:
Beulah Land Baptist Church

Location:
The municipal address is 2436 St. Maurice Avenue.  The site is located on Lots 15, 16, & 17, Square 1275, in the Third Municipal District, and bounded by N. Dorgenois, Tupelo, and N. Rocheblave Streets.
Zoning: 
RD-3 – Two-Family Residential District (ZBM F-14)

Existing Land Use:  
Vacant

Proposed Land Use:
Church

Request:
The applicant proposes to construct a new church on a site where a church previously existed.  The request includes waivers for lot area, lot width, and off-street parking.  The proposed seating for one hundred eight (108) persons requires twenty seven (27) off-street parking spaces.
  The applicant has proposed off-street parking for thirteen (13) vehicles.  City Council’s review and approval is required when a request for a waiver of required off-street parking or lot area exceeds thirty percent (30%).  

	
	Required
	Proposed
	Waiver Request
	% to be Waived

	Lot Area
	20,000 sf
	10,517 sf
	9,483 sf
	47%

	Lot Width
	100’
	94’
	6’
	6%



	Off-Street Parking Spaces
	27
	13
	14
	52%


Development in the Vicinity:
Located in a portion of the Lower Ninth Ward neighborhood, major streets bounding the subject property are Tupelo Street, N. Claiborne, and Florida Avenues. The subject site is located on a residential block between N. Dorgenois and N. Rocheblave Streets.   This area is developed primarily with single- and two-family residential uses, with a lesser mix of multiple-family residential uses.  The Hardin Elementary School site is directly across St. Maurice Street from the site.  There are/were a few commercial uses within the neighborhood, with the primary commercial activity located on N. Claiborne Avenue.  The neighborhood has several dilapidated buildings and/or unkempt vacant lots interspersed, primarily due to Hurricane Katrina.  Some residential reconstruction is occurring in the vicinity.  As is common in older neighborhoods in New Orleans, there are a few churches interspersed throughout the neighborhood.

Project Description and Waivers Requested 

The applicant proposes to construct a new church, where a church previously existed but was damaged by flooding.  The former church was situated on a 60’ by 112’ site comprising two lots. 

The church has since acquired the adjacent lot, resulting in the current site of ninety four (94) feet wide by one hundred twelve (112) feet deep (10,517 square feet).  The proposed new structure will encompass an area of 2,400 square feet and will be approximately twenty four (24) feet in height.

Any non-residential use in a residential district is required to provide a minimum of 20,000 square feet of lot area.  This is to ensure that there will be adequate setbacks from adjacent properties and adequate parking on the site itself.  Even with the increase in site size due to the addition of the adjacent lot, the site still requires a waiver for 47% of the required lot area.  However, since the applicant is increasing the size of the site and has made an attempt to approach compliance relative to minimum site size, it appears that the lot area waiver is justified and can be recommended for approval.  
The church also requests a lot width waiver.  Minimum lot width for a non-residential use is required to be one hundred (100) feet and is measured as the average horizontal distance between side lot lines.  The previous church had existed with a substandard lot width.  Again, since the applicant has attempted to move nearer to compliance by acquiring the additional adjacent lot, the lot width waiver is a reasonable request and can be recommended for approval.  

The proposed building complies with the minimum interior side yard and rear yard setback requirements of the Comprehensive Zoning Ordinance (CZO) for non-residential properties in the RD-3 District.  The proposed building’s rear wall will be setback thirty (30) feet from the rear property line, which exceeds the minimum twenty (20) foot requirement.  A twenty (20) foot front yard setback and a ten (10) foot yard on a side street setback are required and have been provided.  
According to the CZO, the applicant is required to provide off-street parking at a rate of one (1) parking space for each four (4) seats in the seating area.   Thus, with a proposed seating area for one hundred eight (108) persons, twenty seven (27) parking spaces are required.  The acquisition of the additional adjacent lot has provided the opportunity for the applicant to provide thirteen (13) off-street parking spaces on the same site.  The proposed parking spaces are wrapped around the proposed church on the interior portion of the site.  The parking area is screened along the interior lot lines by a six (6) foot high opaque wood fence.  The parking spaces do not infringe upon the required front yard setbacks.  

Also, evidence has been submitted to indicate a proposal to provide an additional twelve (12) of the required off-street parking spaces on a nearby corner lot across N. Dorgenois Street from the site.  The City Planning staff generally recommends parking waivers if the applicant is attempting to remedy their deficient parking situation by some alternate means.  It is a waiver of off-street parking spaces that will have the greatest impact to adjacent properties and, since the applicant is making a strong effort to provide all of the off-street parking, the staff believes that this waiver can be recommended.  It should be noted that the proposed twelve (12) additional spaces on a nearby corner lot would require Conditional Use approval, since it is also zoned RD-3 Two Family Residential.

Impact: 

The waiver of fifty two (52%) percent of the required parking could be problematic to the surrounding area if local area streets become more congested as rebuilding continues and competition for curbside parking increases, especially during church service hours.  However, it will likely be many years before this part of the city re-establishes itself, since there were many vacant lots in the community before the advent of Hurricane Katrina.  The staff has consistently recommended that a minimum of fifty percent (50%) of the parking be provided within three hundred (300) feet of the use as outlined in Article 15, Section 15.2.04 of the CZO.  This congregation has proposed enough parking on-site to generally satisfy this policy.  In addition, the applicant’s submitted site plans indicate additional proposed parking on a lot across the street.   Thus, the staff of the City Planning Commission can recommend the requested waiver of the required off-street parking spaces.  However, should the applicant pursue the additional accessory parking lot across N. Dorgenois Street, an application for a Conditional Use will need to be submitted to the City Planning Commission for review and approval.  The City Planning staff recommends that the applicant follow through with the application for the additional accessory parking lot.
Summary:
The applicant is proposing to build a 2,400 square foot church on a 10,517 square foot, 94 foot wide lot.  The lot does not meet the minimum lot area or lot width requirements for non-residential uses in a residential district.  Waivers are requested for both and are recommended, because they are moving closer to lot area and width compliance.  The proposed building does comply with the minimum front, side and rear yard setbacks required by the RD-3 District.  This new structure requires that 27 off-street parking spaces be provided; yet, the site plan indicates that only thirteen (13) on-site spaces will be provided.  However, the applicant has submitted additional plans for acquiring an additional twelve (12) spaces, which will require a Conditional Use approval by City Planning.  Regardless, as a position of policy, the staff recommends approval of a waiver of approximately one-half of the required parking spaces.
Recommendation: 

The City Planning Commission staff recommends APPROVAL of this request, subject to three (3) waivers and four (4) provisos:

Waivers

1. The applicant shall be granted a waiver of Article 4, Section 4.6.7, Table 4.F of the CZO, which requires 20,000 square feet of lot area, to permit a lot area of 10,517 square feet.

2. The applicant shall be granted a waiver of Article 4, Section 4.6.7, Table 4.F of the CZO, which requires a one hundred (100) foot wide lot width, to permit a lot width of ninety four (94) feet.

3. The applicant shall be granted a waiver of Article 15, Section 15.2.1 of the CZO, which requires twenty seven (27) off-street parking spaces, to provide thirteen (13) off-street parking spaces.

Provisos

1. The applicant shall provide thirteen (13) off-street parking spaces on the site.

2. The applicant shall resubdivide the property into one (1) lot of record.

3. The applicant shall apply for Conditional Use approval by the City Planning Commission if they so desire to construct an accessory parking lot on a vacant lot across the street from the site.

4. The applicant shall submit a landscape plan that illustrates the screening of the off-street parking areas from the street rights-or-way.  The landscape plan shall include a mix of evergreen hedges and street trees, subject to final review by City Planning staff.

� One parking space for each four (4) seats (Article 15, Section 15.2.01 of the CZO).
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