St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number: PZr-2008-04
GENERAL APPLICATION INFORMATION
 Name/Address of Applicant:

C. J. Jones, Administrative Manager for 

Bunge North America, Inc

12441 River Rd

Destrehan, La 70047
985.764.6516

· Location of Site:
Approximately 400’ of the end of James Street West in Destrehan to the Kansas City Southern Railroad including the former Pecan Grove School Site; immediately east of the Bunge grain elevator.

· Requested Action:
Rezoning from R-1A to M-1 of property adjacent to Bunge grain elevator site.

· Purpose of Requested Action:

This is a companion application with PZR 2008-04.  The intent is to install additional rail for loading from the grain elevator.
SITE – SPECIFIC INFORMATION
· Existing Land Use and Zoning:
The site zoned R-1A.  Most of the site is vacant except for the abandoned Pecan Grove School site and a developed portion of James Street West which the applicant requests be revoked under File PZS-2008-17.

· Surrounding Land Uses and Zoning:

Property to the west or upriver is the Bunge grain elevator site, zoned M3.  Property north of the railroad is undeveloped land zoned M-1.  Property abutting on the east is undeveloped land zoned R-1A and south is developed with James Street East and James Street West with eight single-family residences.

· 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.

Control commercial expansion and discourage future expansions of industrial uses.

  Discourage future industrial uses.

· Utilities:

A drainage ditch and water and sewer lines exist within the proposed revocation.  The Parish is working with the applicant to relocate the ditch and tie off the lines.  

· Traffic Access:

The site can be accessed through the Bunge site, via the Kansas City southern Railroad and also by James Street West.  

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.

AND

Appendix A. Section VI. D.

[I.] M-1 Light manufacturing and industry district:

1.
Use Regulations: A building or land may be used for the following purposes if in accordance with the special provisions outlined below.

a.
A building or land shall be used only for the following purposes:

(1)
Those uses identified as items 2 through 27 as listed in the C-3 District.

(2)
Office parks which shall include groups or clusters of administrative, professional, and other business offices as well as individual banks and restaurants.

(3)
Agriculture and other general farming uses.

(4)
Warehousing and storage of non-hazardous material.

(5)
Assembly plants.

(6)
Bottled gas sales and/or service.

(7)
Food processing plants.

(8)
Cellophane products manufacturing.

(9)
Cold storage or refrigerating plants.

(10)
Electrical parts manufacturing and assembly.

(11)
Fiber products manufacturing (previously prepared fiber).

(12)
Garment manufacturing.

(13)
Glass products manufacturing.

(14)
Ironwork (no foundry, drop hammer, and no punch presses over twenty (20) tons capacity).

(15)
[Repealed by Ord. No. 92-1-1, § I, 1-21-92.]

(16)
Leather products manufacturing (previously prepared leather).

(17)
Machinery equipment sales and service.

(18)
Millwork.

(19)
Paint mixing and treatment (not employing a boiling process).

(20)
Paper products manufacturing (previously prepared material).

(21)
Plastic products manufacturing (previously prepared material).

(22)
Sheet metal products manufacturing (light).

(23)
Sign manufacture.

(24)
Open storage of building material, lumber, machinery and pipe, provided the material is enclosed within a solid fence at least six feet high within required building lines when the storage area is adjacent to or across the street from an A, R, or C District.

(25)
Railroad freight terminals, switching and classification yards, repair shops, roundhouse, power houses and fueling, sanding and watering stations.

(26)
Television and radio broadcasting transmitters.

(27)
Textile products manufacturing.

(28)
Toy manufacturing.

(29)
Well drilling services.

(30)
Wood products manufacturing (assembling work and finishing).

(Ord. No. 87-6-13, 6-15-87; Ord. No. 88-11-20, 11-28-88)

ANALYSIS
Bunge North America opened at this site in 1961.  The Comprehensive Land Use Plan suggests that residents of Destrehan welcomed both grain elevators in Destrehan in the 60s after the American Oil Company closed.  More recently, residents near the elevators have complained about dust.  Both of the grain elevators have been acquiring properties in the immediate area for decades.

A recent report by the St. Charles Parish Council indicates that 133 people are employed at Bunge; approximately 50% of whom are Parish residents.

In order to receive a recommendation for approval, a request for rezoning must meet all of the criteria of at least one test.  This application meets all criteria of the first and second test.  The first test is designed to provide relief when land use character has changed to the extent that no reasonable use of property is left under current zoning.  The only residential development between I-310 and the IMTT site in St. Rose in since 1981 has been Oak Lawn Ridge, approximately ½ mile east of the Bunge site.  The permit database indicates only six single-family residences and nine mobile homes have been permitted between Bunge and I-310; 55 single-family permits have been issued in Oak Lawn Ridge.  Considering permit data and the fact that Bunge owns the property, it is extremely unlikely that there will be residential development on this site.

DEPARTMENTAL RECOMMENDATIONS
Approval.

