     St. Charles Parish

     Department of Planning & Zoning

Land Use Report

Case Number:  PZr-2005-26
     GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Sewerage & Water Board of New Orleans

(temporary address)

822 Neosho Street

Baton Rouge, LA 70802

225.379.6130

225.379.6080

· Location of Site:

Rear of IMTT Park / 10664 River Road, St. Rose

· Requested Action:

Rezoning from OL to R-1M

· Purpose of Requested Action:

Development of site for approximately 200 travel campers for displaced S&WB employees.

    SITE-SPECIFIC INFORMATION
· Size of Parcel:

Approximately 40 acres

· Existing Land Use:

Vacant (recently vacated equestrian center).

· Existing Zoning:

OL

· Surrounding Land Uses and Zoning:

R-1AM zoning and land uses abut the western side, vacant and M-1 land uses to the eastern side. Site backs up to Canadian National Railroad to rear and IMTT Park to the front.

· Comprehensive Plan Specifications:

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

· Utilities:

None.
· Floodplain Information:

A99

· Traffic Access:

River Road.

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

The applicant requests rezoning from OL to R-1M of approximately 40 acres of land previous leased for equestrian uses. The stated intention is to create a site for placement of approximately 200 travel trailers for employees of the New Orleans Sewerage & Water Board, all of who have been displaced due to Hurricane Katrina. The applicants also state the intention to eventually return the site to vacant use once things “return to normal.”  

Review of this application included consultation with the Department of Public Works / Wastewater and the Department of Waterworks. Initially, there were concerns that an expansion of residential sites to such a dramatic and rapid extent would compromise the Parish’s capability to meet the needs of the entire east bank of St. Charles Parish. Based on this information, the Department had grave reservations about this application meeting any of the three criteria. However, further examination revealed that if the applicants were to address their individual needs, this concern would be eliminated or at the very least, extremely reduced. It goes without stating that this particular applicant has the capability to do just that.

Per the Zoning Ordinance, all provisions of at least one of three criteria must be met in order for rezoning approval to be considered. This application will meet the third criteria because approval of rezoning would keep with zoning law and precedent.

It would not be capricious or arbitrary in nature or intent as there are other R-1M sites near or next to site. 

It would not create a monopoly, or limit the value or usefulness of neighboring properties based on the following facts. There are plenty of M-1 zoned properties to downriver side, and there are no development trends in the area that could be considered dramatic enough to be compromised and thereby negatively affected. In fact, intensifying this property’s land use closer to residential use could have the opposite effect in that it raises the land use potential of surrounding lots, thereby making it easy to conclude that increasing property values would follow. 
Rezoning to R-1M would not adversely affect the reliance that neighboring property owners or occupants have placed upon existing zoning patterns. This conclusion is based on the fact that the same zoning and land uses almost directly abut the site.

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. Based on the fact that there is R-1M zoning and land uses almost directly adjacent to the site, this concern is not valid. In essence, this is an extension of R-1M zoning. 
      DEPARTMENTAL RECOMMENDATIONS

If infrastructure demands can be adequately addressed to the extent that no negative impacts to the east bank result, the Department recommends approval on the basis of meeting the third criteria.

