St. Charles Parish

Department of Planning and Zoning
LAND USE REPORT

CASE NUMBER:  PZR 2003-04

GENERAL APPLICATION INFORMATION

· Name/Address of Applicant:

Harlon and Janelle Rushing

179 Annex Street

Destrehan, La 70047

· Location of Site:

Lots 59, 60, and 61, Square 2 St. Charles Annex Subdivision

Clement Street, south of Short

· Requested Action:

Rezoning from R-1A to R-1A(M)

· Purpose of Requested Action:

Placement of a residential mobile home

SITE –SPECIFIC INFORMATION

· Size of Parcel:

Approximately 6,525 sq. ft.

· Existing Land Use:

Vacant

· Existing Zoning:

R-1A

· Surrounding Zoning and Land Uses:

R-1A zoning and uses surround the site.

· Comprehensive Plan specifications:

· Maintain and encourage the residential character and encourage controlled commercial and industrial growth.

· Promote land uses that employ adequate transitional zones between incompatible land uses, for instance, locating a light industrial zone closer to Good Hope Refinery, then a business park transition zone graduating down to a multi-family zone and to single-family closest to Ormond Estates.

· Encourage the use of buffer zones as a means of protection of land uses from other incompatible uses

· Require future land uses to employ adequate transition zones between incompatible land uses and encourage implementation of the Future Land Use Plan and zoning changes that help achieve that plan.
· Utilities:

Standard utilities are available.

· Floodplain Information:

A99 (NGVD+4.6')

· Traffic Analysis:

Site is located in a residential area served by a grid street pattern providing access to River Road (E/W).  Harding Street (N/S) also is accessible.

APPLICABLE REGUALTIONS

Appendix A. Section XV. D.

Rezoning Guidelines and Criteria: Before the Commission recommends or the 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 [of] 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

Property in question was the subject of PZR 84-10 (denied) requesting rezoning from R-1A to R-1A(M).  Departmental recommendation in that case indicates 

The property in question has been the subject of a proposed rezoning change from R-1A to R-1A(M) by the Parish Council in late 1984 when the entire area was proposed to be rezoned to the R-1A(M) District Classification.  The matter was withdrawn from consideration by the Council because of neighborhood opposition. 

Applicant argues that industrial development in the area has devalued property to the extent that a site-built structure is a poor investment.  Applicant also argues that after his request for rezoning was denied in 1984, two R-1A(M) spot zones were granted on the east side of Terrace Street (lots 53 and 54; and PZR 85-11/86-21 and PZR 94-14).  These requests were very similar to this request.  Both the Department and the Commission recommended denial for PZR 85-11, and the Council denied this request.  Applicant applied again the following year (PZR 86-21).  The Department recommended denial, the Commission recommended approval, and ultimately, the Council granted the rezoning.  PZR 94-14 requested a change of lots 50 and 51 (municipal 213 Terrace) of Square C.  The Department and Commission recommended denial, but the Council granted the rezoning.

The Department reiterates its analyses from cases mentioned above.  Local law requires rezoning proposals to meet all the guidelines of at least one of the three criteria headings listed above.  This application fails all three criteria. 


A.  The first criteria heading requires evidence that changes in the subject area make present zoning obsolete.  Proof of obsolescence must demonstrate that no reasonable use of the subject property exists under current zoning.  As the applicant is permitted to construct a single family house on the site, the application fails this criteria.


B.  The second criteria heading requires that the zoning change be in the public interest and not create four negative impacts.  The proposed zoning change would create the third negative impact because the neighborhood comprised of St. Charles St., Terrace St., Annex St. and Clement St. between River Road and the Illinois Central Railroad contains more site-built homes than mobile homes.  The public interest was expressed in late 1984 when the neighborhood expressed opposition to rezoning to R-1A(M).


C.  The third criteria heading sets four prerequisites for meeting the overall test.  The application fails this criteria heading because opposition to the rezoning attempt in 1984 shows that this application adversely affects the reliance neighboring residents have placed upon the existing R-1A zoning.  This application requests a spot zoning which may prevent the normal maintenance and enjoyment of neighboring properties.

DEPARTMENTAL RECOMMENDATIONS

Department recommends denial.







� As per FEMA Letter of Map Revision dated 05-02-2003.





