St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number:  PZr-2012-10

GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Antioch Baptist Church 

P.O. Box 538

Des Allemands, La  70030

· Location of Site:

Lot 95F of Coteau de France

Municipal address 16461 Old Spanish Trail, Des Allemands

· Requested Action:

Rezoning from M-1 to O-L
· Purpose of Requested Action:

Private cemetery

SITE-SPECIFIC INFORMATION
· Size of Parcel:

Approximately 2 acres

· Existing Land Use:

Church and vacant 

· Existing Zoning:

M-1 and O-L

· Surrounding Land Uses and Zoning:

M-1, R-1(M), and R-1A(M)  zoning surround the site.  Eight (8) R1-A(M) uses and a cell tower are near the site; the rest of the area is vacant.

· Comprehensive Plan Specifications:

The Future Land Use Map lists the entire area as Light Industrial
· Utilities:

Standard utilities serve the site.

· Floodplain Information:

X; non flood hazard area; ABFE AE+5

Traffic Analysis:

Site has frontage on Old Spanish Trail, a winding two-way collector street that parallels the Southern Pacific Railroad and roughly parallels current Hwy 90.

APPLICABLE REGULATIONS

Appendix A. Section VI.A. Open Land District [I].1.c.  Special Permit Uses and Structures

(3) Cemeteries and mausoleums provided that they meet the criteria outlines in Special Provisions [subsection 3].

AND

Appendix A. Section VI.A.[I].3:

e.
Cemeteries and mausoleums:


(1)
All cemetery or mausoleum sites must have a minimum street frontage of one hundred (100) feet. (Ord. No. 08-3-4, § 1, 3-24-08)


(2)
All cemetery or mausoleum sites must have a fence or screen planting six (6) feet high along all property lines adjoining all districts. (Ord. No. 08-5-7. § 1, 5-19-08)

AND

Appendix A. 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

Applicant requests a down-zoning from M-1 to O-L to allow a church to develop accessory uses within the regulations of the Parish zoning ordinance.  The companion application, PZSPU 2012-07, is a request to develop a private cemetery on the site, with a waiver to the required 6’ fencing or planting requirement.

Local law requires rezoning proposals to meet all of the guidelines of at least one of the three criteria headings listed in Applicable Regulations (above).  Considering the zoning and land use changes of surrounding property since 1998, this application meets all three.
The first criteria heading requires evidence that changes in the subject area make present zoning obsolete.  Proof of obsolescence must demonstrate that no reasonable use of the subject property exists under current zoning.  The property is situated so that the entrance to the M-1 portion of the site is through the existing churches entrance and parking lot.  The development of a Light Industrial Use on this site would likely require the church either to relocate or remove its required parking, so development to this nature is impractical. 
The second criteria heading requires that the zoning change be in the public interest and not create four negative impacts associated with congestion and burden of public infrastructure.  As a down-zoning, this application severely decreases the number and intensity of permitted uses on the M-1 portion of the property.  Many examples of cemeteries in or near residential zoning districts throughout Des Allemands, and throughout St. Charles Parish indicate that a cemetery located behind the existing R-1A(M) uses will not create land usage which, is, or may become incompatible with existing character or usage of the neighborhood.  The area of proposed OL zoning will also provide a buffer between the R-1AM zoned property along Old Spanish Trail and the M-1 zoned property to the east.
The third criteria heading sets four prerequisites for meeting the overall test.  This application meets these criteria because cemeteries have not limited the value or usefulness of residential properties in Des Allemands.  The re-zoning and re-resubdivision history of the property does not adversely affect the reliance neighboring property owners have placed on the zoning pattern since M-1 zoning currently abuts a residential zoning district.  The down zone to OL will provide an area of less intensive use adjoining the residential property.  This requested change will not create a spot zone, because it is an extension of the existing O-L zoning on the remainder of the church property and it will not prevent the normal maintenance and enjoyment of adjacent properties.

DEPARTMENTAL RECOMMENDATIONS

The department recommends approval as presented.

Approval of the required change to the Future Land Use Map.
