St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number: PZr-2010-12
GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Bayou Fleet Partnership, LLC

P.O. Box 446

Hahnville, La  70057

· Location of Site:

Batture property situated approximately between Hahn Street to Elm Street intersections with River Road, and extending to the Mississippi River, Hahnville

· Requested Action:

Rezoning from B-1 to B-2
· Purpose of Requested Action:


Aggregate stockpile yard, sand pit, barge fleeting, shipyard services, steel fabrication, vessel repair, barge/vessel scrapping, vessel cleaning, laydown storage yard, warehousing and contemplated expansion of vessel repair services

SPECIFIC SITE INFORMATION
· Size of Parcel:

Approx. 35 acres by deed, approx. 45 acres by measurement
· Existing Land Use:




Legal non-conforming B-2; aggregate stockpile yard, sand pit, barge fleeting, shipyard 


services, steel fabrication, vessel repair, laydown storage yard.

· Existing Zoning:

B-1

· Surrounding Land Uses and Zoning:

Landside of levee: a combination of C-2 and C-3 zoning and land uses, as well as a mix of residential land uses. Batture adjacent to site: Upriver: B-1 zoning, legal non-conforming B-2 land uses. Downriver: B-2 zoning and land uses on site owned by another company.

· Comprehensive Plan Specifications:

“Maintain the rural and historic character of the community while maintaining the existing residential uses and promoting residential development. Encourage commercial and light industrial uses in some areas.”

· Utilities:

All serve site.

· Floodplain Information:

Batture area; not considered under FEMA floodplain regulations.

· Traffic Analysis:

Site is served by River Road (LA 18) in Hahnville and is just upriver from Homeplace Road (LA 3160), which connects to LA 3127. 

APPLICABLE REGULATIONS

Rezoning Guidelines and Criteria: Before the Planning & Zoning Commission recommends or the Parish Council rezone 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
Applicant is requesting rezoning of property from B-1 to B-2. The uses currently on the property have legal non-conforming status within the current B-1 zoning district. The site is situated between batture upriver owned by the applicant and in use with legally non-conforming B-2 status and batture owned by another company and zoned B-2.

Local Law, with respect to rezoning applications, specifies that rezoning proposals must meet the guidelines of at least one of three criteria headings. This application meets the test afforded by the second criteria. 

“Undue congestion of streets and traffic access.” The site is accessed from a single paved driveway that connects to River Road (LA 18) at Julia Street. Furthermore, it is near the Homeplace Road (LA 3160) / River Road intersection. Homeplace Road connects to LA 3127 and has relatively low traffic volume.

“Overcrowding of land or overburden on public facilities such as transportation, sewerage, drainage, schools, parks and other public facilities.” The proposed operation is located in the batture area along the Mississippi River. Therefore, no burden would result to the area drainage, or other public facilities in place landside of the levee. Any expansion of public facilities (if required) would be accessed from existing batture property.

“Land or building usage, which, is, or may become incompatible with existing character or usage of the neighborhood.” Rezoning approval would not increase the land use intensity in the neighborhood. The site has legally non-conforming B-2 uses, which means that such activity could legally continue to occur with or without rezoning approval.
It should be noted that this rezoning has been applied for on at least two other occasions.  Public input into this matter has argued that the “Land or building usage, which, is, or may become incompatible with existing character or usage of the neighborhood” criteria cited above has not been satisfied.  Further, both the planning commission and council have agreed with the public’s view in this matter and the issue has failed both times.

“An oversupply of types of land use or zoning in proportion to population, land use and public facilities in the neighborhood.” The current use of the property reflects those uses allowed in the B-2 Zoning District.  The property has been in continual use since prior to passage of the existing Zoning Ordinance of St. Charles Parish.  Therefore, B-2 zoning would not create an oversupply of B-2 land uses in the area.
DEPARTMENTAL RECOMMENDATIONS

Because this application meets one of the three criteria for rezoning, the Department recommends approval.

