St. Charles Parish

Department of Planning & Zoning

LAND USE REPORT

CASE NUMBER:  PZR 2006-15

GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Dr. Jack Moreau 

14074 River Road 


Destrehan, La  70047

      985.764.0001

· Location of Site:

14074 River Road, Destrehan

· Requested Action:

Rezoning from R-1A to C-2

· Purpose for rezoning:

Expansion of existing veterinary hospital and additional parking

SITE-SPECIFIC INFORMATION
· Size of Parcel:

Lot 5X is 22,002.41 sq. ft.; the area requested for rezoning is 8,200 sq. ft. 
· Existing Land Use and Zoning:

Portion of the lot developed with the office is zoned C-3, the remainder is zoned R-1A.  It is cleared but vacant.

· Surrounding Land Uses and Zoning:

N:  Single-family use, R-1A zoning

S:  Batture, zoned B-1

E:  Single-family uses zoned C-2 on River Road and R-1A down Schexnadre Lane

W:  Office use zoned C-2 on River Road and condominiums zoned R-3 down Ormond Village Drive; parking for the condominiums abuts the area requested for rezoning.
· Comprehensive Plan specifications:

Maintain the residential character and encourage future residential land uses.  Limit commercial/industrial uses to services that support the residential community.

Encourage the preservation and protection of roads and highways which have scenic, cultural, natural and/or historic characteristics worth preserving for future generations.

· Utilities:

Standard utilities serve the site.

· Floodplain Information:

X zone, not a special flood hazard area

· Traffic Access:

The site is served by LA 48, River Road.

APPLICABLE REGULATIONS:
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:
Upon initial review of the zoning map, this site appeared to be zoned C-2, the appropriate zoning for the existing use and for the proposed expansion.  The applicant completed resubdivision of the property in anticipation of the request to rezone (PZS 2006-88).  Closer review of case files with the current resubdivision plat revealed that the developed portion of the lot was zoned to C-3 in 1984 for the purpose of developing a cabinet-making shop (PZR 84-27).  The cabinet shop no longer exists, but the spot zone remains.  The department recommends rezoning the entire property from C-3 and R-1A to C-2 to allow expansion of the veterinary hospital and to prevent incompatible uses from developing in the future.

In order to receive a recommendation for approval, a request to rezone must meet all of the criteria of at least one of the tests listed above.  The request to rezone to C-2 meets the second and third tests.

The Second test is designed to protect the public interest by preventing overcrowding, congestion, and burden of public infrastructure while allowing economic development.  Development along River Road is a commercial/residential mix; expansion of a well-established neighborhood service onto a large, undeveloped piece of land in the middle of a square or block will not overburden the infrastructure or cause congestion.  That the business is successful enough to expand shows suggests that this will not be an oversupply of commercial  zoning in proportion to population or land use in the neighborhood.

The third test is designed to protect neighboring properties and to prevent spot zoning.  As a request to expand commercial zoning, the application does not request a spot zone.  Neighboring properties should not be negatively impacted.  The parking area abutting to the west should not be negatively impacted by the expansion of the structure or parking facilities.  The zoning ordinance requires that rear yards of single-family residences abutting to the north and east will be protected by the requirement for a 6’ high solid fence and 10’ wide landscaped buffer.  the Department does recommend removing the C-3 spot zone from the map.  The result would be a C-2 zoning district along River Road from Schexnaydre Lane to Ormond Village Drive.

DEPARMENTAL RECOMMENDATION:
The Department recommends rezoning Lot 5X from C-3 and R-1A to C-2 to allow expansion of the veterinary hospital without the possibility of incompatible uses in the future. 







