
St. Charles Parish


Department of Planning & Zoning

Land Use Report

Case Number: PZr-2003-24

GENERAL APPLICATION INFORMATION

· Name/Address of Applicant:

Antonio James, Jr. d/b/a Tony’s Towing

3809 Tara Drive
Destrehan, La  70047
· Location of Site:

A portion of Lot "B" of Plot 43 of Almedia Plantation Subdivision.

OR

The north side of Almedia Plantation Dr. (formerly Turtle Pond Road) approximately 250' west of the intersection with Almedia Rd.

· Requested Action:


Rezoning from C-3 to M-1

· Purpose of Requested Action:


Towing Yard & Storage Facility


SPECIFIC SITE INFORMATION

· Size of Parcel:



1.893 Acres.
· Existing Land Use:



Vacant

· Existing Zoning:



C-3 (Proposed M-1)
· Surrounding Land Uses and Zoning: 

C-3 zoning abuts to the east and west with a legal non-conforming light industrial activity to the west and vacant property to the east.  A railroad abuts the property to the north and M-1 zoning and uses abut to the south.

· Comprehensive Plan Specifications:



Encourage the growth of commercial and industrial uses. 

· Utilities:

      Standard utilities serve the site.

· Floodplain Information:


A99 +4.6; special flood hazard area.
· Traffic Access:


Almedia Plantation Road that accesses Almedia Rd serves site.  Almedia Road 


provides access to both Airline Hwy and River Road.

APPLICABLE REGULATIONS

Rezoning Guidelines and Criteria: Before the Planning & Zoning Commission recommends or the Parish Council rezone 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

Applicant requests extension of an existing M-1 zoning district across Almedia Plantation Dr. to the Kansas City Southern Railroad to encompass a 1.893 acre portion of Lot B.  The subject property is zoned C-3 and has 248’ frontage on Almedia Plantation Dr. Property is bounded on the west by a vehicle storage yard, a legal non-conformity zoned C-3.  The property is bounded on the eastern side by vacant property zoned C-3; as this property has frontage on both Almedia Plantation Dr. and Almedia Road with direct access to Hwy 50, C-3 uses could develop on this adjacent property.  The rear or north of the property is bounded by the Kansas City Railroad.  Across Almedia Plantation Dr. is property with access from LA Hwy. 50 zoned M-1 that is used as a construction yard.

Local law requires rezoning requests to meet all of the guidelines of as least one of three tests.  This application FAILS ALL THREE CRITERIA.

It fails the first test in that land use patterns have not changed to the extent the existing zoning no longer allows reasonable use of the property.  

It fails the second test in that it could result in an oversupply of types of land use or zoning in proportion to population, land use and public facilities in the neighborhood and because this use could overburden Almedia Plantation Drive, a local street.
The third test is failed because as the code requires arterial access for an M-1 therefore granting this application could be construed as arbitrary and capricious.

It must be noted that if this request is granted, any M-1 use can be developed on the site. As a local street, the width and construction of Almedia Plantation Dr. may be incompatible with future M-1 uses.

DEPARTMENTAL RECOMMENDATIONS

The Department recommends denial.

