St. Charles Parish

Department of Planning and Zoning
LAND USE REPORT

CASE NUMBER:  PZR 2004-04

GENERAL APPLICATION INFORMATION

· Name/Address of Applicant:

George Adamietz


128 Gassen Street 


Luling, La  70070 

· Location of Site:

103 Aston Drive, Luling 

· Requested Action:

Rezoning from C-3  to M-1

· Purpose for rezoning:

Fabrication/welding on site

· M-1 permitted uses:

Appendix A. Section VI. D. [I]. lists the activities permitted in the St. Charles Parish light manufacturing and industry district.  These range from commercial activity to light industrial activity including glass products manufacturing, sheet metal products manufacturing, millwork, and textile products manufacturing.  

SITE –SPECIFIC INFORMATION

· Size of Parcel:

7,500 sq. ft.

· Existing Land Use:

Property is developed with a metal building used for warehousing.

· Existing Zoning:

C-3

· Surrounding Zoning and Land Uses:

Property across Ashton Road is vacant but approved for Ashton subdivision.  To the north, or riverside is a single family residence; north of the residence is MacGuire's Bar.  Abutting to the rear and south are single-family residences.

· Comprehensive Plan specifications:

“Maintain and encourage the residential character and encourage controlled commercial growth.”

· Utilities:

Standard utilities serve the site.

· Floodplain Information:

X; non flood hazard area

· Traffic Access:

Property has frontage on Ashton Drive, a local road which connects to LA 18. 

APPLICABLE REGULATIONS

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.
AND 

Appendix A. VI.D. [I].  M-1 Light manufacturing and industry district 2.  Spatial Requirements

 a.  Minimum lot sissy: Ten thousand (10,000) square feet.  Minimum width one hundred (100) feet.

b.  Minimum yard sizes:

(1)  Front – twenty-five (25) feet

(2)  Side – fifteen (15) feet

(3)  Rear -- twenty-five (25) feet

ANALYSIS

Brief history of the area.  This property was developed and used as an ice house prior to the Parish's adoption of the Zoning Ordinance in 1981.  It became a legal non-conformity when the Zoning Ordinance zoned it R-1A.  In 1983, a request to rezone the property to C-3 for construction and operation of a minor repair shop was granted.  The Department's recommendation cannot be determined; the Commission voted 5-1 to approve the rezoning with the stipulation that all repair work be minor in nature and be conducted inside the proposed building (PZS 83-19); and the Council approved the rezoning with stipulations unanimously (Ord # 83-9-5).  The ice house was removed; a metal building was erected; and repair activities took place.

The property abutting to the south, Lot 18; municipal address 105 Ashton, was rezoned prior to the rezoning of the subject property.  The property was rezoned from R-1A to C-1 for operation of a sandwich shop.  The Department gave no objection; the Commission recommended approval; and the Council unanimously approved the rezoning (PZR 82-38).  That property currently is developed with a single-family house with residential use.

The C-3 zoning district was extended to LA 18, encompassing Lots 20 through 23, municipal address 13755 for expansion to include a nightclub (currently MacGuire's).  The Department and Commission recommended approval, and the Council unanimously approved the rezoning.

Local law requires a rezoning request to meet all three of at least one of three criteria headings for approval.  This application fails all three.  

The first criterion deals with changes that render the current zoning obsolete.   The application fails this test because even as it is currently developed, it may be used for minor repairs, heating and air conditioning service, warehousing, upholstery, and many other C-3 activities.  

The second criterion attempts to prevent uses which are incompatible with the surrounding neighborhood.  M-1 zoning permits uses such as millwork and plastic product manufacturing which are incompatible with the neighboring residential uses.  The welding and fabrication activities proposed by the applicant are also incompatible with the surrounding neighborhood.

The third criterion attempts to prevent spot-zoning.  The application fails this criterion because it requests a spot-zone which may prevent the normal maintenance and enjoyment of neighboring properties.

This application requests creation of a non-conformity as the property measures 50' in width totaling 7,500 sq. ft.  The spatial requirements for M-1 zoning districts are 100' width and 10,000 sq. ft with 25' front yards, 15' side yards and 25' rear yards.  The spatial requirements encourage development of light industial uses which have adequate space to prevent negative impacts on neighboring properties.

DEPARTMENTAL RECOMMENDATIONS

The Department recommends denial.







