St. Charles Parish

Department of Planning and Zoning
LAND USE REPORT

CASE NUMBER:  PZR 2003-04

GENERAL APPLICATION INFORMATION

· Name/Address of Applicant:

Alvin Guillard

100 Evangeline Ln

Destrehan, LA 70047

· Location of Site:

Lots 4-12 square 67 New Sarpy Subdivision East Harding 

· Requested Action:

Rezoning

· Purpose of Requested Action:

Storage yard for building materials, heavy equipment, trucks

SITE –SPECIFIC INFORMATION

· Size of Parcel:

180' x 80'; 14,400 square feet

· Existing Land Use:

Storage yard for building materials and equipment

· Existing Zoning:

O-L

· Surrounding Zoning and Land Uses:

C-3 zoning abuts to the north; O-L in all other directions.  C-3 use to the north was a barroom that remained derelict for several years but recently has been demolished and cleared.  R-1A use abuts immediately south.

· Comprehensive Plan specifications:

"Maintain and encourage the residential character and encourage controlled commercial and industrial growth."

"Promote land uses that employ adequate transitional zones between incompatible land uses, for instance, locating a light industrial zone closer to Good Hope Refinery, then a business park transition zone graduating down to a multi-family zone and to single-family closest to Ormond Estates."

"Encourage the use of buffer zones as a means of protection of land uses from other incompatible uses."

· Utilities:

Standard utilities are available.

· Floodplain Information:

AE +7

· Traffic Analysis:

Site has frontage on East Harding road, a collector street connecting River Road (LA 48) to Airline Hwy (US 61).  East Harding serves residential uses north of the Illinois Central Rail Road to LA 48.  Few land uses exist between the site and US 61.

APPLICABLE REGUALTIONS

Appendix A Section VI.C.[IV]

2.
Spatial Requirements:

a.
Minimum lot size:  Seven thousand (7,000) square feet, minimum width - seventy (70) feet.

b.
Minimum yard sizes:

(1)  Front - twenty (20) feet

(2)  Side - five (5) feet

(3)  Rear - ten (10) feet


(Ord. No. 82-6-6, § 1, 6-7-82)

3.
Transportation System: Arterial, local industrial, rail, water.
AND

Appendix A. Section VI.A.[I.] O-L. Open Land District:

… The [district] regulations are designed to protect the open character of the district, and to allow residents to retain their traditional ways of living, by prohibiting the establishment of scattered business, industrial, and other uses that are unrelated to any general plan of development and that might inhibit the best future utilization of the land.
AND

Appendix A. Section XV. D.

Rezoning Guidelines and Criteria: Before the Commission recommends or the 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 [of] 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 a 180' extension of the abutting C-3 zoning district to up-zone his property from O-L to C-3.  The stated purpose for rezoning is storage of building or construction materials, supplies, and vehicles.  It is important to recognize that once rezoned, land can develop with ANY permitted use in the new zoning district.  Neither the Commission nor the Council can place conditions on a rezoning or force an applicant to develop a proposed use. 

This proposal meets criterion 1 because subdivision and ownership patterns of the area show that few land owners in the area can meet the 20,000 square foot area requirement for O-L districts.  Proposal meets spatial requirements for C-3 zoning districts allowing property owner to put property into use.  

The application fails criteria 2 and 3, however, in that it creates an oversupply of storage uses in an area with three residences.  Proposal may adversely affect the reliance neighbors have on existing zoning.  Additionally, East Harding does not meet the transportation requirement for C-3: arterial.

O-L districts are intended to hold land until appropriate development is proposed.  Scattered zoning districts and land uses near the site suggest that this area may be in transition.  Rezoning should occur with a general plan of development for the area with attention to the transportation system.

DEPARTMENTAL RECOMMENDATIONS

Department recommends denial.







