St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number: PZSPU-2005-11
GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Keith Davis

589 Willowridge Dr.

Luling, LA 70070

985/785-4951

· Location of Site:

Lot 34A-1, Keller Acres, Hahnville; East side of Elm St, between 123 and 141 

· Requested Action:

Special Permit Use to build a duplex in a CR-1 zoning district

SITE – SPECIFIC INFORMATION
· Size of Parcel:

12,750 sq. ft.

· Existing Land Use:

Vacant but cleared and graded.

· Existing Zoning:

CR-1

· Surrounding Land Uses and Zoning:

Property abutting to east or rear, south or side, and west or across Elm Street are zoned R-1A and developed with single-family residences.  Property to the north or side is split-zoned CR-1/C-1 and developed with a sno-ball stand.  

· Comprehensive Plan Specifications for Hahnville:

“Maintain the rural and historic character of the community while maintaining the existing residential uses and promoting residential development.  Encourage commercial and light industrial uses in some areas.

Provide for the growth of residential uses near such existing uses and along River Road.”

· Utilities:

Standard utilities are available from Elm Street.

· Floodplain Information:

X; non-special flood hazard area.

· Traffic Access:
 The site has frontage on Elm Street near LA 18/River Road.  Elm Street connects to the    Hahnville street system via Pine Street and River Road.
APPLICABLE REGULATIONS
II.
Appendix A St. Charles Parish Zoning Ordinance of 1981

Section IV. General Provisions:

9.
Review and Evaluation Criteria/Special Permit Use and Special Exception Use.  The appropriate decision-making agent and/or body shall review and evaluate each application based upon the following relevant criteria: (Ord. 93-12-6).

a.
Comparison with applicable standards established by the Comprehensive Land Use Plan as applied to the proposed use and site.

b.
Compatibility with existing or permitted uses on abutting sites, in terms of building construction, site development, and transportation related features.

c.
Potentially unfavorable effects or impact on other existing conforming or permitted uses on abutting sites, to the extent such impacts exceed those impacts expected from a standard permitted use in the applicable zoning district.

d.
Safety and convenience of vehicular and pedestrian circulation in the vicinity, including traffic reasonably expected to be generated by the proposed use and other uses reasonable and anticipated in the area considering existing zoning and uses in the area.

e.
Protection of persons and property from erosion, flood or water damage, fire, noise, glare, and similar hazards or impacts.

f.
Adequacy and convenience of off-street parking and loading facilities and protection of adjacent property from glare of site lighting.

g.
Conformity with the objectives of these regulations and the general purposes of the zone in which the site is located.

h.
That any conditions applicable to approval are the minimum necessary to minimize potentially unfavorable impacts on nearby uses and to ensure compatibility of the proposed use with existing or permitted uses in the same district and the surrounding area.

ANALYSIS
The applicant requests special permission to develop a duplex on property zoned CR-1.  Such a request requires approval by the Planning and Zoning Commission and a Supporting Resolution by the Parish Council.

The property exceeds spatial requirements for both CR-1 and R-2 development.  The submitted site plan shows that the property can be developed to code-requirements with the floor plan the applicant has chosen, in such a way that the two oak trees at the front of the lot may remain.

This request meets five (5) of the criteria for evaluating a special permit.  It meets criterion a because the Comprehensive Land Use Plan encourages residential development in the area.  It meets Criterion c—regarding negative impacts—because the primary impact from a duplex would be increased traffic and residential activity.  The traffic impacts of a duplex (estimated 8 automobile trips from the site and 8 to the site per day) are less than those associated with retail or office uses permitted under CR-1 zoning.  Furthermore, this site is so close to River Road that it should not produce traffic down Elm Street.  The additional residential activity that a duplex might produce should be accommodated in the front or side yards which are larger than required for CR-1 zoning districts and for R-2 development or in the 20’ rear yard which meets R-2 requirements.  Criteria d and f –regarding pedestrian and vehicular circulation—are met because of the long front yard and because traffic will have little impact down Elm Street.  Criterion e—regarding negative impacts of site development—must be met at permitting.

It is difficult to determine whether criterion b—regarding compatible development—is met.  Elm Street has is predominantly R-1A and predominantly developed with single-family residences.  Of 15 structures, one is commercial and appears to be a Bellsouth service building; one is a two-family development and another appears to be converted from a duplex to a single-family structure.  Other structures are single-family residences.  Recently, two vacant lots were denied a Board of Adjustments request to waive the area requirements for construction of two single-family residences; consequently, we expect one additional single-family structure.  The site is zoned CR-1, however, and retail or office uses would be less compatible than the proposed duplex.  Also, the site is close to commercial development on River Road. 

DEPARTMENTAL RECOMMENDATIONS:
The Department recommends approval of the Special Permit with the provision that the building meet the proposed 50’ x 60’ footprint but that other minor changes be allowed to the site plan at permitting.

