     St. Charles Parish

     Department of Planning & Zoning

Land Use Report

Case Number:  PZr-2005-10
     GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Clyde Gisclair

12625 River Road 

Luling, La 70070  

985.783.6281
· Location of Site:

River Road, New Sarpy, west of New Sarpy Post Office

· Requested Action:

Rezoning from OL to C-2

· Purpose of Requested Action:

Development of a mini storage facility


    SITE-SPECIFIC INFORMATION
· Size of Parcel:

Approx. 2.1 acres

· Existing Land Use:

Vacant 

· Existing Zoning:

C-2 to a depth of approximately 200' off LA 48/River Road, then OL

· Surrounding Land Uses and Zoning:

C-2 zoning abuts along LA 48/River Road to a depth of approximately 200' where zoning and uses become R-1A on the west or upriver side of the tract and R-1A and OL of the downriver side of the tract.  Other than the New Sarpy Post Office abutting to the immediate east on River Road, the site is surrounded by single-family residences.  

· Comprehensive Plan Specifications:

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

· Utilities:

Standard utilities are available from River Road.
· Floodplain Information:

A99 +4.6

· Traffic Access:
The site has frontage on LA 48/River Road, a state road that follows the east bank of the river serving mixed commercial and residential development and collecting traffic from numerous residential developments.  Nearby Harding Street provides connectivity to US 61/Airline Drive.

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.

Appendix A, Zoning Ordinance, Section VI. A. [I]

O-L. Open Land District:

Policy statement: This district is composed mainly of large open unsubdivided land that is vacant or in agricultural, forestry or residential use. The 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. It is intended that land in these districts will be reclassified to its appropriate residential, commercial or industrial category in accordance with the amendment procedure set forth in the St. Charles Parish Code.

 ANALYSIS

The applicant requests the expansion of an existing C-2 zoning district to fully encompass two large, undeveloped lots split-zoned C-2 and OL.  The site is surrounded on by residences and the New Sarpy Post Office with frontage on River Road.  Recent development in the area includes a seafood store/restaurant, a rezoning from OL to R-1A (PZR 2004-09), and resubdivision of the Post Office site (PZS 2005-09).

The Zoning Ordinance requires that a request for rezoning meet all the criteria of at least one of the tests listed above in applicable regulations.  This application meets all three tests.  The first test is designed to provide relief when the current zoning is obsolete and would prevent reasonable use of the property.  The application meets the criteria of this test because the OL portion of these lots is essentially land-locked by the C-2 zoning and residential development surrounding it.  The current zoning is such that commercial development of the front portion would be likely to prevent development or use of the rear portion.  The second test is designed to protect a neighborhood from negative impacts that may occur with development of rezoned property.  The application meets this test because expansion of the C-2 zoning district will create adequate space for general commercial development and should therefore prevent over-crowded development.  Further, the special provisions for C-2 zoning districts require a 6' high solid fence and 10' wide landscaped buffer to protect neighboring residences from negative impacts of commercial development.  The third test is designed to prevent spot zoning.  The application meets this test because it requests the expansion of an original (1981) C-2 zoning district to eliminate split-zoning on a property.  While the policy statement for OL zoning districts suggests that the entire OL district should be rezoned and developed according to a plan, existing residential development on the west side of Van's Lane which abuts this property is not likely to be included in such a development plan.

DEPARTMENTAL RECOMMENDATIONS

The Department recommends approval.

