
St. Charles Parish


Department of Planning & Zoning

Land Use Report

Case Number: PZr-2003-23
GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Canaan Baptist Church

P O  Box   601

Killona,  LA  70066-0601

· Location of Site:

East of LA Hwy. 3141 in Killona, LA

· Requested Action:

Rezoning from C-3 to O-L
· Purpose of Requested Action:

To obtain special permit for a cemetery.

SITE - SPECIFIC INFORMATION
· Size of Parcel:

Lot A-4, 2.5 acres more or less. Approximately 300.37 ft. X  354.26 ft.

· Existing Land Use:

Vacant.

· Existing Zoning:

C-3

· Surrounding Land Uses and Zoning:

Site lies west of a well-established residential area hosting a mixture of site built single family homes (R-1A) and mobile homes (R-1AM); public recreation facilities to the North and vacant manufacturing zones currently in agricultural uses to the West and South.
· Comprehensive Plan Specifications:

“Maintain the rural character of the community while controlling residential growth and, when feasible, allowing controlled commercial and industrial growth.”

· Utilities:

All serve site.

· Floodplain Information:

X

· Traffic Access:

LA Hwy 3141, Mary Plantation 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.

AND:

Section VI.  Zoning district criteria and regulations. A. [I.] O-L. Open Land District:

2.
Spatial Requirements:

a.  Minimum lot size shall be twenty thousand (20,000) square feet.

b.  Minimum yard sizes:

     (1)  Front-thirty-five (35) feet.

     (2)
Side-ten (10) feet.


    (3)
Rear-twenty (20) feet.

AND:

Section VI. Zoning district criteria and regulations. A. [I]. O-L.  Open Land District:

        1.  Use Regulations.  c. special permit uses and structures include the following:

(3) Cemeteries and mausoleums, provided that they meet the criteria koutlined in Special Provisions [subsection 3].

         3.  Special Privisions 


   e.  Cemeteries and mausoleums: 


         (1)   All graves must be set back at least fifty (50) feet from all property lines.

(2)   All cemetery or mausoleum sites must have a minimum street frontage of one hundred (100) feet.
ANALYSIS

Applicant requests a down-zoning from C-3 to O-L to allow the church to develop accessory uses within the regulations of the Parish zoning ordinance.  The companion application, PZSPU 2003-14, is a request to develop a private cemetery on the site.  

Local Law, with respect to rezoning applications, specifies that rezoning proposals must meet the guidelines of at least one of three criteria headings. This application meets the test of both the second and third criteria as it will comply with the general public interest and welfare and will not negatively impact that interest and is in keeping with zoning law and precedent.

The resulting land use change will ultimately be far less intensive than what existing zoning allows. Therefore, will not result in (1) undue congestion of streets and traffic access, and (2) overcrowding land or overburdening public facilities. Furthermore, because single-family land use predominates, (3) land or building usage, (will not) become incompatible with existing character or usage of the neighborhood. Finally, R-1AM zoning dominates the surrounding community. Therefore, rezoning will not result in (4) an oversupply of types of land use or zoning in proportion to population, land use and public facilities in the neighborhood. 

The proposed zoning change is in keeping with zoning law and precedent, in that it is neither capricious nor arbitrary in nature or intent, it does not create a monopoly, or limit the value or usefulness of neighboring properties, it does not adversely affect the reliance that neighboring property owners or occupants have placed upon existing zoning patterns, and 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.

DEPARTMENTAL RECOMMENDATION

The Department recommends approval as presented.
