     St. Charles Parish

     Department of Planning & Zoning

Land Use Report

Case Number:  PZr-2007-23

GENERAL APPLICATION INFORMATION
· Application Date: 11/6/07

· Name/Address of Applicant:

OT Properties

17962 River Road

Montz, La 70068

504.559.5236
· Location of Site:

Montz

· Requested Action:

Rezoning from OL to R-1A

· Purpose of Requested Action:

Subdivision development (Bocage Estates)


SITE-SPECIFIC INFORMATION
· Size of Parcel:

Approximately 24 acres.

· Existing Land Use:

Vacant.

· Existing Zoning:

OL

· Surrounding Land Uses and Zoning:

Abuts downriver side of Country Cottage Estates Phase 3, is southwest of a corner of Evangeline Estates, upriver from 2 vacant half arpent tracts (zoned OL).

· Comprehensive Plan Specifications:

(Montz) “Maintain the rural and agricultural character while encouraging controlled residential growth and limiting commercial/industrial growth.”

· Utilities:

To be installed.

· Floodplain Information:

X

· Traffic Access:

Lindsey Court in Country Cottage Estates.


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
This is a request to rezone approximately 24-acres of land proposed for major subdivision development from OL to R-1A. If approved, the developer intends to develop Bocage Estates, which will consist of 69-lots. The site directly abuts Country Cottage Estates Phase 3 and Evangeline Estates. Also, less than 150-feet will separate the site from Dixieland Subdivision. 

Local law dictates that rezoning requests must meet all of the tests of at least one of the criteria listed above before rezoning requests can be approved.

This case does not meet the first criteria. The residential land-use pattern or character of the surroundings has not changed to the extent that the existing vacant/agricultural zoning of the site no longer allows reasonable use property. In other words, the residential development trends of the surroundings does not dictate that this site be rezoned accordingly to this higher and better use. In fact, to do so could ultimately result in impacts to the surroundings and to those residing there that should not be expected.

The second criteria is not met because although rezoning the site to R-1A would actually be more compatible to existing neighboring lands, it could also result in an oversupply of those land uses zoning in proportion to population, land use and public facilities in the neighborhood, thus not complying with the general public interest and welfare. The community has undergone a significant amount of residential development over the past several years and there concerns amongst the community and officials that impacts have been significant and difficult to address. Impacts to drainage and traffic have been particularly challenging. Based on these factors, further development of the community should proceed cautiously and with careful planning or land overcrowding land or overburdening of the other public facilities will likely result. Furthermore, the primary access to the proposed subdivision will be directly through an existing subdivision with streets built to local street design standards, impacts to those streets and the resulting traffic issues must be considered.

Despite the negative impacts stated above, some of the tests of the third criteria are met, only because several of the surrounding lands have also been rezoned to R-1A. So rezoning the site likewise would not be a capricious or arbitrary action, nor create a monopoly of R-1A zoning, nor an incompatible or unrelated zoning classification or land use. But again, without careful consideration given to the degree of residential development that has transformed the community over the past few years, this does not mean that rezoning to R-1A should be a mandate. Knowing that there is a degree of uncertainty about the capability of the existing infrastructure being able to meet future demands, a comprehensive study of the community should precede any future residential subdivision development. Otherwise, the potential negative impacts could “adversely affect the reliance that neighboring property owners or occupants have placed upon existing zoning patterns” and thus, “limit the value or usefulness of neighboring properties.” It would also conflict somewhat with the Comprehensive Land Use Plan stipulations for the Montz community by not “maintaining the rural and agricultural character” of the community. Without a clear determination of the impacts to infrastructure, “controlled residential growth” would not be encouraged but in fact quite the opposite.


DEPARTMENTAL RECOMMENDATIONS:
Because of the need to study the community development trends and potential impacts, the Department cannot recommend approval at this time.

