City Planning Commission Meeting
July 14, 2015

STAFF REPORT
To: City Planning Commission		      	      Prepared By: Stosh Kozlowski
Date: July 1, 2015				          	      Council District: E – Gray 

Property Disposition: 006/15

Consideration: 	Consideration of the sale of Lots 8, 9, 10, and 11, Square 2, Orangedale, in the 3rd Municipal District, bounded by Wilson Avenue, Chef Menteur Highway, Warfield Street, and Werner Drive. The municipal addresses are 4415-4435 Wilson Avenue. (PD 9)

Applicant:           	City of New Orleans 
                      
Purpose:             	In accordance with Section 6-306 Subsection 2 of the City Charter, the City Planning Commission is required to consider the sale or exchange of immovable property no longer needed for public purposes. 

General Property 
Description:	The petitioned site is owned by the City of New Orleans, and was originally acquired as a part of a 1994 expansion plan for Wilson Avenue.  Both 4415 and 4435 Wilson Ave are regularly shaped lots placed beside each other. Both lots contains an area of approximately 8,000 square feet each (16,000 square feet total) and each has a width of approximately 50 feet at its Wilson Avenue frontage.  Each lot has respective, vacant apartment buildings that face each other and are in poor condition. Each apartment building is two-stories in height with 10 units per building.  Both lots are significantly overgrown with vegetation and there is a significant amount of trash strewn about. The lots seem to have also acted as a illegal tire dump. Currently, there is no specific intention to plan for development of the lot; however, various inquiries of the disposition have been received by the City of New Orleans.

	The properties’ entrance from Wilson Avenue is currently inaccessible due to overgrown vegetation.  The windows have been boarded up. However, illegal access into the vacant apartment buildings seems to have occurred. 





Figure 1: Outline of the 4415-4435 Wilson Avenue
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Though this lot was originally acquired by the City as an expansion for Wilson Avenue, the Department of Public Works indicates no such plans. Additionally, this lot was not cataloged as roadway expansion in either 2002’s New Century New Orleans Master Plan or the Plan for the 21st Century.  

It should be noted that the property disposition of the site has already been approved by City Council and was likely previously approved by the City Planning Commission over 10 years ago, however staff could not find any record of the disposition approval.[footnoteRef:1] Therefore, the Department of Property Management has decided to reroute the site disposition back through the City Planning Commission to ensure proper review.  This proposed property disposition is to sell the property at public auction because the site has been cited as a nuisance for the adjacent property owners.  [1:  City of New Orleans Ordinance No. 026372 - March 26, 2015] 


Analysis:

The criteria for the evaluation are as follows:

1. Consistency with the Master Plan and the Future Land Use Map: 

Chapter 14 “Land Use Plan” of the Master Plan designates the future land use of the petitioned site as Neighborhood Commercial. The goal, range of uses, and development character for the designation mentioned above are provided below:

NEIGHBORHOOD COMMERCIAL

Goal: Provide areas for small-scale, neighborhood-oriented commercial development that enhances the pedestrian character and convenience of neighborhoods by allowing commercial establishments in select locations within walking distance to surrounding residential areas.

Range of Uses: Retail and professional service establishments serving local neighborhood area residents. Common uses include small groceries, restaurants, barber shops/salons, clothing boutiques, banks, pharmacies, and small health professional offices. Conversion to multifamily may be allowed for certain existing historic institutional, commercial or other non-residential buildings.

Development Character: Buildings are oriented to the sidewalk (parking in rear where possible) with maximum heights related to the character of the street. Landscape requirements for parking lots facing the street.

The property disposition has been requested by the City’s Department of Property Management, Division of Real Estate and Records in order to sell the property at public auction.  Future use of the property must be consistent with the policies of the Master Plan including the future land use designation of Neighborhood Commercial which includes in its range of uses retail and professional service establishments serving local neighborhood residents.  The development of this property with permitted uses of the underlying zoning district would accomplish the goals of this future land use by allowing for compatible infill that compliments the surrounding area.  

2. Appropriateness of current zoning for existing and proposed land uses:

The Comprehensive Zoning Ordinance

The subject property is located within an C-1 General Commercial District.  The purpose of this district is to provide sufficient space in appropriate locations for a wide variety of commercial and miscellaneous service activities, generally serving a wide area and located particularly along certain existing major thoroughfares where a general mixture of commercial and service activity now exists, but which uses are not characterized by extensive warehousing, frequent heavy trucking activity, open storage of material, or the nuisance factors of dust, odor, and noise, associated with manufacturing. The district is intended for application in intensely developed areas. Tall buildings are permitted, no front yards are required and signs are less restricted than in the B-2 Neighborhood Business District.

Recently adopted Comprehensive Zoning Ordinance

The Comprehensive Zoning Ordinance adopted by the City Council on May 14, 2015 and will go into effect on August 12, 2015, designates this site as a C-1 General Commercial District. The C-1 District is intended to provide appropriate locations for a variety of commercial activities, generally serving a wide area and located particularly along commercial corridors where a mix of commercial, service, and residential activities. Areas of the C-1 District are oriented toward pedestrians but also accommodate larger commercial uses generally accessed by automobiles. Any development of these properties will have to comply with the requirements of the Comprehensive Zoning Ordinance.

3.    	Impact of the proposed purchase, disposition, or lease on adjacent properties and surrounding area:

The disposition of the subject property should have little negative impact on the surrounding area.  As noted in this report, the lot is not currently in public use whatsoever due to its declining state of repair.  Sale of the lot could alleviate the blight in the neighborhood and could result in an overall improvement of the site.  

4.	Impact of the proposed action on traffic and the City’s transportation system:

The property is located on Wilson Avenue between Chef Menteur Highway and Warfield Street.  This segment of Wilson Avenue is a four lane collector with a median (neutral ground) and bidirectional traffic. There is no on-street parking on either side of the street which allow for streamlined through-access.  If the property is sold and developed with a commercial or residential use, it can be assumed that Wilson Avenue will absorb any additional vehicle capacity at little detriment to the surrounding area. The property was acquired by the City of New Orleans in 1994 as a street expansion for expected capacity; however, the Department of Public Works currently has no plans for expansion due to traffic being at manageable levels for Wilson Avenue’s current capacity.

5.	Public purpose of the proposed action and potential impacts to public services and public safety: 
	
	The reason this property is under consideration for disposition to be sold at auction is because the site has accumulated blight and is an eyesore for adjacent properties and the neighborhood.  The proposed action would serve a public purpose because it would place a property back in commerce.  Ideally once the lot is sold, it will be developed into something that would enhance the neighborhood instead of detract from it.  No City Department has indicated a need for the property.  Additionally, the proposed disposition would not have any negative impacts on public safety, but could potentially have a positive impact on safety by selling a neglected lot that neighbors have identified as being a problem.
	



6.	Advice of the City Planning Commission’s Planning Advisory Committee:
	
This property disposition was discussed during the June 3, 2015 Planning Advisory Committee meeting. The Committee unanimously passed a motion of no objection subject to further review by the Department of Public Works and the City Planning Commission. 

7.	Potential future public use of property:

No City department has proposed the establishment of a public use for this site.

8.         Compliance with the Capital Improvement Plan:

The subject property is not part of, or in conflict with, any project approved in the Capital Improvement Plan (CIP).  

9.	Street naming policy (for the naming of new streets):

This request will not result in the establishment of new streets or the renaming of any existing street connected with this site.

10.      	Any other applicable CPC policies or special studies of the area:

The staff is not aware of any other City Planning Commission policies or special studies relevant to this request.	

Summary

Property Disposition 006/15 is a request by the City of New Orleans to dispose of a Lots 8, 9, 10, and 11, Square 2, Orangedale, in the 3rd Municipal District located at 4415-4435 Wilson Avenue.  This property is being disposed of to sell at public auction.  The sale of the property could potentially spur improvements of the site, which has been a nuisance for adjacent properties.  The site was purchased in 1994 to allow for a Wilson Avenue expansion which never occurred. These properties no longer serve a public use. Any future use of the property must be consistent with the Master Plan and Comprehensive Zoning Ordinance.  No City departments stated a need for this property.  The staff finds that the request meets the property disposition criteria.

Conclusion and Recommendation

The staff recommends APPROVAL of Property Disposition 006/15.

Reasons for Recommendation

1. No agency of the City has indicated a need for any of the properties.

2. The property disposition is consistent with the criteria for approval as provided in the Administrative Rules, Policies, and Procedures of the City Planning Commission.

City Planning Commission Meeting (July 14, 2015)

The Senior City Planner summarized the request, stating the staff’s recommendation of approval.

Commissioner Steeg made a motion to approve the request. The motion was seconded by Commissioner Hughes and was adopted. No person spoke in favor or in opposition.

Motion

BE IT MOVED BY THE CITY PLANNING COMMISSION THAT PROPERTY DISPOSITION 006/15 IS HEREBY RECOMMENDED FOR APPROVAL. BE IT FURTHER MOVED THAT THE EXECUTIVE DIRECTOR IS HEREBY AUTHORIZED TO NOTIFY THE CITY COUNCIL OF SAID ACTION.

YEAS: 	Brown, Bryan, Hughes, Marshall, Mitchell, Mora, Steeg

NAYS: 	None

ABSENT: 	Duplessis, Wedberg


Reasons for Recommendation

1. No agency of the City has indicated a need for any of the properties.

2. The property disposition is consistent with the criteria for approval as provided in the Administrative Rules, Policies, and Procedures of the City Planning Commission.
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