St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number: PZR 2005-23

GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:


James II, LLC 

3453 Meadowlake Lane


Houston, TX 77022


Represented by The Design Build Group


920 Tchopitoulas Street


New Orleans, LA 70130

· Location of Site:

The site is the proposed site of  James II, an extension to James Business Park, extending James Drive West to close to the Illinois Central Railroad

· Requested Action:

Rezoning from W-1 to M-1 to enable expansion of a light industrial business park.

SPECIFIC SITE INFORMATION
· Size of Parcel:


Approximately 55 acres of an 88.606 acre property.

· Existing Land Use:


Vacant wetland.

· Existing Zoning:


W1 (wetlands)

· Surrounding Land Uses and Zoning:

M-1 zoning and uses to the south and east (James Business Park), undeveloped W-1 zoning to the west and north. 

· Comprehensive Plan Specifications:

“Encourage service oriented land-uses, especially airport related uses, while maintaining the existing residential uses.”

· Utilities:

No utilities serve the site and there is no street frontage.  The applicant proposes development and dedication of infrastructure with construction of James II, an extension to James Business Park (PZS 2005-81).

· Floodplain Information:

A99  (4.6’ required elevation)


APPLICABLE REGULATIONS

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
The applicant requests rezoning from W-1 to M-1 of approximately 55 acres of 88.606 acres of property between the west side of James Business park and the Illinois Central Railroad.  A memorandum from the Parish’s Coastal Zone Manager dated October 27, 2005 indicates that James II has completed required State and Federal permitting for wetland development.

At the time of writing this report, the applicant has submitted documentation showing that William A. Monteleon, Sr. purchased an undivided ½ interest of 8040.07 acres of land.  Subsequent documentation suggests that the ½ interest was donated to the Monteleon heirs as the “Ruth Monteleon Family Trust.”  The Department has requested that the applicant submit documentation indicating full, undivided ownership of the property or endorsement for the rezoning by the owner/s of the other ½ interest.

In order to be approved, a rezoning request must meet all the criteria of at least one of the three tests listed above in Applicable Regulations.  As an extension of a large, existing zoning district, this application meets all criteria of the third test.  Expanding light industrial uses north of an existing industrial park to a railroad line cannot be considered arbitrary or capricious, nor is it likely to limit to the value or usefulness of the neighboring light industrial land.  That the Department of Natural Resources has issued James II a Coastal Use Permit and the US Army Corps of Engineers has issued James II a Section 404 Permit indicates that the rezoning will not adversely affect the value and usefulness of adjoining wetlands.  Finally, as an extension of an expansive M-1 zoning district, approving the request will not result in a spot zone.

DEPARTMENTAL RECOMMENDATION
While the rezoning request meets the third test for rezoning, the Department cannot recommend approval until we receive adequate documentation that James II is authorized to request the rezoning.

