St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number:  PZr-2007-06
GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Patrick McEvoy Sr.

27 Hunter Place 

Metairie, La  70001

504.417.6264

· Location of Site:


10791 River Road, Ama

· Requested Action:


Rezoning from OL to R-1A

· Purpose of Requested Action:

Residential development. 
SIT – SPECIFIC INFORMATION
· Size of Parcel:


18-22 acres 

· Existing Land Use:


Residential along River Road, otherwise vacant.

· Existing Zoning:


O-L

· Surrounding Land Uses and Zoning:

Upriver: 
along River Road—St. Marks Catholic Church, light residential and vacant uses to rear.

 
Downriver: along River Road—residential, vacant to rear.

· Comprehensive Plan Specifications:

(Ama) “Promote the rural character and maintain existing residential uses, encourage controlled commercial/light industrial growth that employs adequate buffer zones.”

· Utilities:


Existing along River Road.

· Floodplain Information:


X & AE+5

· Traffic Access:


River Road (LA18)

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.

ANALYSIS

This is a request to rezone from OL to R-1A a tract of land approximately 18 to 22 acres. Presently, with the exception of a home situated along River Road, the site is vacant and undeveloped. Originally, the applicant sought rezoning approval to R-3 but requested that the Commission remove this from consideration. Approval to rezone to R-1A would result in a lesser density of development than if rezoned to R-3. 
The Zoning Ordinance stipulates that in order to receive a recommendation for approval, rezoning requests must meet all of the criteria of at least one of the tests listed above. This application meets the third criteria.
For the past few years, the existing pattern of land use change in the Ama community has been toward the direction of gradually more residential. In addition, another large tract in the community has been rezoned to R-1A. Therefore, rezoning approval would be consistent with the existing zoning and land use pattern and would not be a capricious or arbitrary action.
Regarding spot zoning, anytime a site within a sparsely developed area with a less intensive zoning designation is rezoned to a more intensive zoning, spot zoning could be contended. This could apply in this case because there is no R-1A zoning in the immediate surroundings—the abutting properties. However, when immediate land uses are applied, and when the radius is expanded to include the entire Ama community, rezoning would result in similar land uses to what is there. Thus a monopoly of residential land uses would not be created with rezoning approval. 

Current sewer and water service to the community of Ama is adequate and meets the objective of “promoting the rural character and maintaining existing residential uses” as spelled out in the Comprehensive Land Use Plan. But over the past several years, the development trends in the community have gone beyond the stated objective as there has been increased interest new residential development there. Among the reasons: the community’s proximity to Jefferson Parish, its rural character, and the amount of developable acreage. Dozens of new homes have been constructed, particularly along a portion of Kennedy Street that has been undeveloped since inception in the 1980’s. There has also been a major subdivision—River Breeze Estates—that has been granted Construction Approval. There is also an RV park being developed on a land tract beyond Michael Drive. Should a few more conceptual ideas become applications for major subdivisions, the need to expand the Parish’s infrastructure could come sooner rather than later.
On land zoned R-1A, a maximum of 7 homes per acre can be built once square footage for setbacks, servitudes, and other encumbrances are subtracted. Based on this determination, there is a potential for 150 homes to be built on the 22-acre subject site. However, due to the narrowness of the site, the applicant anticipates being limited to developing fewer than 90. The Department concludes that the current public facilities should not be overburdened unless land uses in the community expand dramatically beforehand. If this occurs, the Department would not recommend granting Final acceptance to the subdivision without being given assurances that the infrastructure needs will be addressed adequately. 
DEPARTMENTAL RECOMMENDATIONS

Approval.
