St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number: PZr-2004-02

GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Terry Authement, District IV for the residents of Wisner Street, Cadow Street and Travis Street.

· Location of Site:

Wisner Street, Cadow Street and Travis Street, Paradis Louisiana

· Requested Action:

Rezoning from R-1AM to R-1A
· Purpose of Requested Action:

To preserve the established development pattern of site built single family homes.

SPECIFIC SITE INFORMATION
· Size of Parcel:

Lots on both sides of Wisner Street, Cadow Street and Travis Street.

· Existing Land Use:

Single-family (R-1A) and mobile home (R-1AM).
· Existing Zoning:

R-1AM

· Surrounding Land Uses and Zoning:

Site lies in an established residential area hosting a mixture of site built single family homes (R-1A) and mobile homes (R-1AM).
· Comprehensive Plan Specifications:

“Maintain the existing land use mix.”

· Utilities:

All serve site.

· Floodplain Information:

X

· Traffic Access:

Wisner Street and Cadow Street connect to US 90 and Barber Road.  Travis Street connects only to Barber Road.

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.

AND:

[I.] R-1A. Single family residential detached conventional homes--Medium density.

Policy statement: This district is composed of areas containing one-family dwellings constructed on a permanent foundation, connected to public utilities and which meet the architectural standards of a permanent residence. The district regulations are designed to protect the residential character of the areas by prohibiting all commercial activities; to encourage a suitable neighborhood environment for family life by including among the permitted uses such facilities as schools and churches; and to preserve the openness of the areas by requiring certain minimum yard and area standards to be met.

1.
Use Regulations:

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

(1)
Site-built single-family detached dwellings

(2)
Accessory uses

(3) Private recreational uses

b.
Special exception uses and structures include the following:

(1)
Parks, public libraries, fire stations, police or sheriff's stations or substations, and sewer pumping stations.

(2)
Showing the operation of historic buildings and/or sites and their related activities, provided a certificate from the United States Department of Interior is furnished by the owner verifying that the building and/or site is on the National Register of Historic Places.

(3)
Home occupations.

c.
Special permit uses and structures include the following:

(1)
Child care centers.

(2)
Public and private schools (except trade, business, and industrial).

(3)
Golf courses (but not miniature courses or driving ranges) and country clubs with a site of at least five (5) acres and with all parking at least fifty (50) feet from rear and side property lines.

(4)
Educational, religious and philanthropic institutions. These buildings must be set back from all yard lines a distance of at least one (1) foot for each foot of building height.

(5)
Modular, panelized and precut homes, provided that they are placed on a permanent foundation.

(6)
Reserved. (Ord. No. 88-5-6, 5-16-88; Ord. No. 95-4-8, § II, 4-3-95)

(7) Private commercial access roads, upon review by the Planning Commission and supporting resolution of the Council. (Ord. No. 92-10-9, § I, 10-5-92; Ord. No. 92-12-9, §§ I, II, 12-7-92)

Appendix A Section IV. Nonconformities
(2)
When a lot of record has an area less than the minimum requirements for the district in which it is located but was a lot of record in separate ownership from adjacent property at the time of the passage of this Ordinance, or amendments thereto, such lot may be used for any purposes permitted in the district in which the property is located.

ANALYSIS

The District 4 Councilman on behalf of several residents of Wisner Street, Cadow Street and Travis Street is requesting this rezoning. Residents of the area have presented a petition to the Department documenting a large percentage of support in the area.  The area currently contains approximately 42 site built homes and 10 mobile homes.

Many of the lots located in this area will not meet the required frontage for the proposed zoning district but provisions contained within the ordinance provide that the lots may still be used for whatever the zoning district will allow.  R-1A zoning requires 60 feet of frontage on a street, while the existing zoning and many of the existing lots only have 50 feet.

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 of the second criteria as it will comply with the general public interest and welfare and will not negatively impact that interest. The resulting land use change will ultimately be less intensive than what existing zoning allows. Therefore, will not result in (1) undue congestion of streets and traffic access, and (2) overcrowding land or overburdening public facilities. Furthermore, because single-family land use predominates, (3) land or building usage, (will not) become incompatible with existing character or usage of the neighborhood. Finally, R-1AM zoning predominates the surrounding community. Therefore, rezoning will not result in (4) an oversupply of types of land use or zoning in proportion to population, land use and public facilities in the neighborhood. 

DEPARTMENTAL RECOMMENDATIONS

This application meets the second criteria for rezoning, the Department

recommends approval as presented.
