St. Charles Parish
Department of Planning & Zoning

LAND USE REPORT
CASE NUMBER:  PZR-2011-05

GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:						Application Date: 2/3/2011
Elvin J Dufrene Jr.
	P.O. Box 322 
	Des Allemands LA 70030
	985.722.5655

· Location of Site:
16825 Hwy 90 Approx 241 feet southwest of Mitchell Lane

· Requested Action:
Rezone from R-1A to R-1AM

SITE-SPECIFIC INFORMATION
· Size of Parcel:	
91,595 sq. ft. (2.10 ac)

· Existing Land Use and Zoning:
Vacant except for a single-family residential home.

· Surrounding Land Uses and Zoning:
Single houses abuts the site on the sides, R-1A zoning.
Across US 90, Primarily R-1AM zoning with residential land uses with 2 exceptions: a couple of parcels with C-2 zoning and land uses.  

· Comprehensive Plan Specifications:
[bookmark: OLE_LINK1][bookmark: OLE_LINK2](Des Allemands) “Maintain the existing land use mix as well as the unique fishing community character along Bayou Des Allemands.”

· Utilities:
Existing.

· Traffic Access:
US Hwy 90.

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., Zoning Ordinance [II.]R-1A(M). Single Family Residential Detached Conventional Homes, Manufactured Homes, and Mobile Homes  --
1. Use Regulations:
b.   Special exception uses and structures include the following:
(1)   Additional residences for family and relatives on unsubdivided property on a non-rental basis, and which meet the criteria outlined in Special Provisions [subsection 3].
3.   Special Provisions:
a.   Additional dwellings on unsubdivided property:
(1)   Additional dwellings on unsubdivided property referred to in 1.b(1) above will be permitted at the rate of one (1) dwelling unit for each seven thousand (7,000) square feet of lot area.
(2)   The applicant for any additional dwellings on unsubdivided property shall submit a copy of all subdivision restrictions (covenants) which govern the property in order to protect the integrity of the neighborhood.
(3)   Under no circumstances will the total number of dwellings per unsubdivided lot permitted under these provisions exceed four (4).
(4) Permits issued under this provision will be issued for a two-year period. At the expiration of this time, an investigation will be conducted by the Planning and Zoning Department to determine if this Code is complied with. Non-compliance will result in the revocation of the permit.


ANALYSIS

There’s enough land for up to 4 mobile homes without having to subdivide the property, provided that the criteria stated above in the Applicable Regulations above are met.

This is a rather large piece of land—300.6 feet wide by approximately 241 feet deep. Four mobile homes can easily be situated on the lot in such a way as to provide spaciousness for each. The lot size also provides an opportunity for the property owner to develop to a higher residential density; but, to do so would require a subdivision into separate lots of at least 50-foot wide and 5,000 square foot lots. 

The point could be made about the appropriateness of R-1AM land uses on a major corridor. However, land use trends are consistent with the requested rezoning. And except for the two C-2 land uses across the highway, little to no commercial land uses exist on this stretch of US 90.

This request meets all tests of the second criteria. Rezoning the land and resulting land use change does not compromise the general public interest and welfare based on the following: 

The potential for congestion does not appear to be an issue. As of 2010, slightly more than 28,000 vehicles traverse US 90 through the area, per traffic counts taken at the nearest LADOTD count station. While this average is on the higher end of the totals along all US Hwy count stations through St. Charles Parish, congestion is not apparent along the section of highway along the applicant site and in fact flows better than elsewhere along US 90.

The minimum lot size for land zoned R-1AM is 5,000 square feet and minimum width is 50-feet. This lot is over 91,000 square feet in size and over 300 feet wide. Even when taking into account the existing house on the site, there is well in excess enough land for up to 3 additional mobile homes. Therefore, overcrowding of land or overburden on public facilities will not be a factor.

Residential land uses in the area consists of a mix of houses and mobile homes. As the same land uses are being proposed here, incompatibility with neighborhood character is not an issue.

Finally, the community of Des Allemands is sparsely developed. There is well in excess of enough land on the applicant site as well as within the community to increase the land use without there being negative impacts within the community.

DEPARTMENTAL RECOMMENDATION

Approval.
