St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number:  PZr-2009-20
GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:





Application Date: 9/11/2009
David Schonberg
for St. Charles Parish hospital

1057 Paul Maillard Rd

Luling, La 70070

Hospital 985.785.3706; Mr. Schonberg 504.861.4530
· Location of Site:

West side of Ashton Plantation Blvd approximately 1500’ from River Rd.
· Requested Action:

Rezoning from R-1A to R-1AM.
SITE-SPECIFIC INFORMATION
· Size of Parcel:


Approximately 6.767 acres.
· Existing Zoning and Land Use:


C-3 zoning on cleared, vacant land.
· Surrounding Land Uses and Zoning:

Adjacent along Ashton Plantation Road, property is zoned C-3 and undeveloped.  Across Ashton 
Plantation Road, the r-1a property is undeveloped, but future plans are for a school site and a park. 
· Comprehensive Plan Specifications:
Maintain and encourage the residential character and encourage controlled commercial growth.

Promote land uses that act as buffer zones for industrial uses, for instance, encouraging lighter commercial uses to locate between residential neighborhoods and the industrial site of Monsanto.

Encourage commercial expansion and growth in specified areas.

Encourage light commercial expansion to locate along parts of River Road (from the Bridge to Sugarhouse Road) as well as Paul Maillard Road and encourage heavier commercial uses to locate along Highway 90.  

New development locating along Highway 90 or Paul Maillard Road will be subject to business corridor overlay district regulations and new uses along River Road will be subject to historic overlay district regulations.  

· Utilities:

Standard utilities serve the site.
· Traffic Access:
Ashton Plantation Road.
APPLICABLE REGULATIONS

Appendix A. Section VI.  

I.
MS Medical Service District - Hospitals, Nursing Homes and Related Facilities:

1.
Use Regulations:

a.  A building or land shall be used for the following purposes:

(1)
Offices for physicians, surgeons, dentists, psychiatrists, chiropractors or practitioners in 
related specialties.

(2)
Drugstores limited to the sale of medical and dental products and articles of personal 
hygiene.

(3)
Retail shops dispensing ocular or surgical supplies, providing that such store or shop be 
operated incidental to and in the same building with professional offices as described 
above.

(4)
Flower shops.

(5)
Restaurants.

(6)
Clinics.

(7)
Accessory uses.

(8)
Medical research laboratories.

(9)
Physically handicapped facilities.

(10)
Nursing and convalescent homes.

(11)
Hospitals.

b.
Special permit uses and structures including the following:

(1)
Rehabilitation facilities (including drug, alcohol, mental, psychiatric, delinquency, and 
retardation facilities); prisons; jails; reformatories; penitentiaries; or any other kind of 
rehabilitation facility, penal institution, or sanctuary; upon review and approval by the 
Planning Commission and supporting resolution of the Council.





(Ord. No. 88-11-20, 11-28-88; Ord. No. 93-7-3, § I, 7-6-93)

2.
Spatial Requirements.


a.
Minimum lot size: Ten thousand (10,000) square feet; minimum width - eighty (80) feet.


b.
Minimum yard size:



(1)
Front - twenty (20) feet



(2)
Side - five (5) feet



(3)
Rear - ten (10) feet



(4)
Whenever property abuts a major drainage canal as defined by the Subdivision regulations 



the required setback for all structures shall be ten (10) feet measured from the inner 




boundary of such servitude or right-of-way, not withstanding any other more restrictive 




setbacks, this provision shall not apply to any lot of record created and existing prior to the 



effective date of Ordinance No. 99-12-8, December 15, 1999. (Ord. No. 08-8-9, § XVI, 8-

3.
Transportation System: Collector or arterial preferred - permitted on connector of local if services 
similar uses.

4.
Hospitals, nursing and convalescent homes and rehabilitation facilities shall conform with the design 
standards noted below:


a.  Location: Any site proposed for a medical service district shall have a minimum of three hundred 


(300) feet on a public street.


b.
Setbacks: All buildings shall be set back from all property lines a distance of at least two (2) feet 


  for each foot of building height.


c.  Ingress and Egress: Adequate facilities for circulation of pedestrian and vehicular traffic, including 

 walks, driveways, off-street parking areas, off-street loading areas and landscaped separation 


 spaces between pedestrian and vehicular ways.


d.
Protection of Residential Districts: When residential districts or uses abut the proposed site, the 


 development must provide adequate provisions, including fences, walls and/or planting to screen 

     and protect the residential districts. A minimum of a six-foot-high solid wooden fence or masonry 
     wall shall border that residential use and a minimum of ten-foot-wide designated and maintained    
     buffer strip planted with plant materials acceptable for buffer zones.


e.
 Drainage: Adequate facilities for drainage of surface water, including storm sewers, gutters, paving 

and proper design of finished grades, must be reviewed and approved by the parish engineer and 

   department of planning and zoning.


f.
 Utilities: All utilities shall be underground except high-voltage electrical lines.


g.
Landscaping: A landscape plan of the entire project must be provided showing individual plats and 

vegetation types.


h.
Refuse: Location of all garbage, trash and all dumpsters location shall be shown and shall be 

  
  properly screened from view by wood or masonry fencing. (Ord. No. 85-7-16, 7-23-85)

3.
Prohibited Use: Medical waste storage, treatment or disposal facilities. (Ord. No. 90-9-4, § II, 9-4-90)

AND
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

The applicant requests rezoning of a large parcel in order to permit an assisted living facility for the elderly.  Plans are under way to design a 50,000 sq. ft. building with 60 apartments, three communal dining areas, and courtyards throughout.  
In order to receive a recommendation for approval, a rezoning request must meet all of the criteria of at least one of the tests listed in applicable regulations.  This request meets all criteria of the second test.  

The second test is to protect public infrastructure, public welfare, and the character of a neighborhood.  This is an undeveloped portion of Ashton Plantation.  The area is zoned for highway commercial development and is shown on plan in the Ashton Plantation Development Agreement as “Business Park.”  Across the street from this site is a 10 acre site donated to the School Board for a future school site and also a 9 acres park site.  Therefore, rezoning the property MS will not result in land or building usage which is or may become incompatible with the existing character or usage of the neighborhood.  
As a request to rezone a developed lot shown on the 1999 conceptual development plan for Ashton Plantation in a “Business Park” adjacent to high density residential development and commercial and business development that has not occurred, overburden of water, sewer, and drainage should not occur.  
Finally, with only two assisted living facilities in the Parish to serve an aging population, and only four MS zoning districts (for St. Charles Parish Hospital in Boutte, an assisted living facility in Destrehan, and the Coleman correctional Facility in Killona), this cannot be seen as an oversupply of Medical Service District zoning or uses.
DEPARTMENTAL RECOMMENDATIONS

Approval.
