     St. Charles Parish

     Department of Planning & Zoning

Land Use Report

Case Number:  PZr-2005-05
     GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:


Mitchell Theriot for 


BV Gautreaux Family, LLC


298 Lakeview Drive


Raceland, LA 70394


985.637.8346
· Location of Site:
The property that is the subject of this application is approximately 60 acres of vacant land behind a single-family residence addressed 16421 River Road, Taft.  The site is between Rosedon Place and Olivia Street on LA18/River Road and runs to the Texas and Pacific Railroad line.  It is approximately .5 miles east of Dow Chemicals.

· Requested Action:

Rezoning from OL to R-1A at the rear of the property.

· Purpose of Requested Action:


To prepare for a single-family residential subdivision

    SITE-SPECIFIC INFORMATION
· Size of Parcel:


The entire property is approximately 64 acres with 312’ of frontage on LA18/River Road, stretching approximately 8900’ to the Texas and Pacific Railroad.  The application requests rezoning of approximately 60 acres of the property.  
· Existing Land Use:

The OL portion of the property, the subject of the rezoning request, is vacant and wooded. 

· Existing Zoning:

This property is split zoned in two original, 1981 zoning districts.  It is R-1A for the first 650’ off of LA18/River Road then OL to the Texas and Pacific Railroad.

· Surrounding Land Uses and Zoning:

Property abutting to the upriver or to the west has been zoned OL since a 1987 rezoning (Ord 87-3-9).  It appears to be vacant and wooded.  Property immediately west of that is developed with residential mobile homes along Olivia Street.  Like th esubject property, land abutting downriver or to the east has been zoned R1A to a distance of 650’ from LA18/River Road and OL from that point to the Texas and Pacific Railroad since 1981.  It is developed to very low density with a single-family residence.  Two spot zones, C-2 and C-3 occurred in the area at and adjacent to 16391 River Road in 1987; the buildings are now vacant and unused.

· Comprehensive Plan Specifications:

The Comprehensive Land Use Plan does not offer specifications for Taft.  For Hahnville, the plan specifies:

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.

· Utilities:

This application requests rezoning in order to develop a major residential subdivision.  Installation of streets, sewer, water, drainage, street lighting, underground electricity facilities, and fire hydrants are part of that process.

· Floodplain Information:

The R-1A portion of the property is in an X zone, non-special flood hazard area.  Much of the OL portion is in a special flood hazard area with required elevation of 5’ above mean sea level.

· Traffic Access:

This site has frontage on LA 18/River Road near the intersection with LA3160, a two-lane state road that runs north-south and provides access to LA3127, a median divided four-lane state road that runs east-west and links to both Interstate 310 and US Highway 90.  

We expect the developer to propose to develop one major street which will provide access to lots on either side.  The Subdivision Regulations require that connecting streets be developed by the developer at least every 1500’, however, these connecting streets will not link to anything until further development is proposed in the area.  

For planning purposes, we assume that each single-family residence will generate eight trips per day: four trips from the residence and four trips to the residence.  We assume these will have to enter LA18/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 wishes to develop a single-family residential subdivision on three long, narrow properties that span from the River Road to the Texas and Pacific Railroad.  The 1981zoning ordinance zoned this area expecting single-family residential development to occur near LA18/River Road and less dense, perhaps agricultural development to occur closer to the Texas and Pacific Railroad.  The historic ownership lines that predominate in Taft—narrow long properties that have less than 100’ on the river and run as much as 9000’ feet long—make development according to the zoning district lines difficult to accomplish.  Brookshire Estates is under development approximately 3700’ east on LA18/River Road.  A similar rezoning occurred for that subdivision (case number PZR 2004-15).  

Local law requires a rezoning request to meet all criteria of at least one of the tests listed above in applicable regulations.  This application meets the third criteria.  Granting the request is not capricious or arbitrary in nature or intent.  Nor is it a spot zone because it is an expansion of an existing zoning district and also because OL zoning is designed to permit low-density and low-intensity uses on land until a development plan comes along.  R-1A zoning and land uses already exist in the neighborhood, although in less dense patterns than we will see in this subdivision.  Therefore, rezoning to R-1A will not monopolize residential land uses, but will extend existing and potential land uses without resulting in incompatible or unrelated zoning classification.

      DEPARTMENTAL RECOMMENDATIONS

The department recommends approval.

