     St. Charles Parish

     Department of Planning & Zoning

Land Use Report

Case Number:  PZr-2005-07
     GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Clayton Faucheux, Sr.

P.O. Box 72 (130  N. Oak Ct.)

Luling, La  70070 

985.785.6632

· Location of Site:

300 Paul Maillard Road, Luling

· Requested Action:

Rezoning from R-1AM to C-2

· Purpose of Requested Action:

Additional parking.

    SITE-SPECIFIC INFORMATION
· Size of Property:

Approximately 21,630 sq. ft; the subject of the request is a 5,625 sq. ft. portion of the lot.

· Existing Land Use:

The front of the property is developed with a metal building addressed 300 Paul Maillard Road/LA 52.  The rear portion, which is the subject of the application, has a mobile home situated on it.

· Existing Zoning:

The property is split-zoned C-2 to a depth of 140'; the rear of the property, a 25' x 225' strip is zoned R-1A(M) 

· Surrounding Land Uses and Zoning:

Paul Maillard Road is zoned C-2 to a depth of approximately 120' on the west side and 150' on the east side.  Commercial uses abut the site on Paul Maillard Road.  Zoning to the rear of the property, west or upriver, is R-1AM with residential uses.

· Comprehensive Plan Specifications:

  Maintain the existing residential and commercial mix along River Road and Paul Maillard Road.
  Encourage commercial expansion and growth in specified areas.

· Utilities:

Standard utilities serve the site from Paul Maillard Road.
· Floodplain Information:

X; non-special flood hazard area

· Traffic Access:
This site is accessed by LA 52/Paul Maillard Road, a state road developed with a mix of commercial, residential, and institutional uses which collects traffic from adjacent residential areas for distribution to LA 18/River Road and US90.

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 requests extension of a C-2 zoning district to fully-encompass his split-zoned property.  The change would result in a 70' western jog in the line between a C-2 and R-1AM zoning districts for a distance of 225'.   There are several properties along this 70' strip which appear to be land-locked.  

Brief history of the Property:

The applicant purchased Lot 4, fronting Paul Maillard Road in 1978 and purchased the 70' x 225' strip behind it in 1981.  The properties were combined into Lot 4A by an administrative Act of Resubdivision completed July 2000 (PZS 2000-74).  The building at 300 Paul Maillard Road sits on this property.  Licensed occupants of the building include Quality Janitorial Supplies prior to 1999) and The Hoist and Crane Service Group (after 1999).  Currently, the building is used for personal storage and a residential mobile home has been removed from the rear portion of the property.  

A rezoning request must meet all criteria of at least one of the three tests listed above in "Applicable Regulations."  This application meets the first and third tests.  The first test provides relief when land use patterns in an area have changed over time, making current zoning obsolete.  As the property is developed and subdivided, development for residential use is unlikely.  In addition, the depth of commercial zoning on this side of Paul Maillard Road is not more than 120'.  Paul Maillard Road was developed with narrow lots.  The result is inadequate space for successful commercial development under current regulations.  Commercial activity along Paul Maillard Road needs space to meet current parking and buffer requirements.  This shift in the zoning line creates adequate space. 

The third test is designed to ensure that zoning protects the character of neighborhoods.  The character of Paul Maillard Road is a mix of residential and commercial uses.  Extending the zoning district would not be arbitrary or capricious, nor does would it create a monopoly.  When C-2 zoning is extended to abut residential zoning or uses, use regulations and special provisions for commercial development, protect residential areas.  As an extension of an existing zoning district, the application does not request a spot zone. 

DEPARTMENTAL RECOMMENDATIONS

The Department recommends approval.

