     St. Charles Parish

     Department of Planning & Zoning

Land Use Report

Case Number:  PZr-2007-18

reCONSIDER r-2
GENERAL APPLICATION INFORMATION
· Application Date:  8/31/07

· Name/Address of Applicant:

Roberto Narez and Suly Sanabria

494 Carolyn Dr

Destrehan, LA 70047

504.469.1272

· Location of Site:

494 Carolyn Dr., Destrehan (last lot on the east side of Carolyn Dr.)

· Requested Action:

Rezoning from R-1A(M) to R-2. 

SITE-SPECIFIC INFORMATION
· Size of Parcel:


7,479 sq. ft.

· Existing Zoning and Land Use:

R-1A(M) developed with a slab and a small building.  Several cars park on the site which is completely fenced.

· Surrounding Land Uses and Zoning:

· Carolyn Drive was originally subdivided with 20’ wide lots.  Both sides of the street were zoned R-1A(M) with the 1981 Zoning Ordinance; both sides are developed with a mix of site-built residences and mobile homes.  Property widths vary.

· Up-river, both sides of Ormond Meadows Drive near the railroad, are zoned R-3 and developed with three and four-plexes.

· Down-river, both sides of River Village Dr. are zoned R-1A and developed with single-family residences.

· Across the railroad tracks, property is predominantly zoned R-3 but developed with 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 that have scenic, cultural, natural and/or historic characteristics worth preserving for future generations.

Evaluate the future construction of major thoroughfares within this community with respect to the community’s overall goal of encouraging residential growth and limiting commercial growth to residential support services.

· Utilities:

Standard utilities serve the site.  Water and sewer capacity can accommodate the density increase that could be permitted if the rezoning is approved.

· Traffic Access:
The site has frontage on Carolyn Drive, a substandard local street.  Carolyn Drive IS NOT developed with a cul-du-sac as the lot lines suggest.  Rather, Vickie Ln, a gravel road connects Carolyn Drive to Ormond Meadows Dr. parallel to the railroad.

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.

Appendix A, Zoning Ordinance, Section VI. B. [VII.] R-2.Two-family residential:

1.
Use Regulations:


a.

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





(1)
See uses allowed in the R-1A district





(2)
Two-family dwellings





(3)
Single family dwellings





(4)
Accessory uses.





(Ord. No. 88-5-5, 5-16-88)


b.
Special exception uses and structures include the following:




(1)
Club houses and/or accessory recreational facilities for resident use only




(2)
Professional, non-retail offices


c.
Special permit uses and structures include the following:




(1)
Child care centers




(2)
Schools (public, private, and commercial)




(3)
Religious institutions




(4)
Reserved. (Ord. No. 06-12-6, § II, 12-4-06)




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



(6)
Private commercial access roads, upon review by the Planning Commission and supporting resolution of the Council. (Ord. No. 92-10-9, § V, 10-5-92)


d.
Transportation system required:Local or collector street.

2.
Spatial Requirements:


a.
Minimum lot size:  6,000 sq ft (3,000 per family); minimum width - 60 feet.

b.

Minimum yard sizes:



(1)
Front - twenty (20) feet



(2)
Side - five (5) feet each side



(3)
Rear - twenty (20) feet.

c.

Accessory buildings:



1)
An accessory building may occupy no more than twenty-five (25) percent of the required rear yard.



2)
The accessory building shall not exceed two-story construction.


  3)
Minimum rear setback of accessory building shall be the same as side yard requirement of the district in which it is located.



4)
Accessory buildings shall be located on the same parcel of land as the main structure.






(Ord. No. 82-3-3, § II, 3-1-82)

4.
Special Provisions:

a.
Where any two-family residential district (R-2) abuts any residential zoning district or use, a six-foot high solid wood fence or masonry wall shall be erected.
ANALYSIS

The applicant requested R-3 zoning in order to permit multi-family housing.  Both the department and Planning and Zoning Commission recommended denial.  At the Council, the applicant clearly requested that the request be revised to rezone to R-2.  The Council has returned the revised application to the Commission for review and recommendation.  

At 7,940 sq. ft. the lot meets area requirements for the R-2 zoning district.

In order to receive a recommendation for approval, an application must meet all criteria of at least one of the tests listed in Applicable Regulations.  The request fails all three tests.

The first test is designed to provide relief when land use character in an area has changed to such an extent that current zoning no longer allows reasonable usage of the property.  Carolyn Drive is developed with just under 130 single-family residences-mixed both site-built and mobile homes.  The site could certainly develop with a single-family residence of site-built, modular, or mobile home construction type.

The Second test is designed to prevent over-burden of infrastructure.  Development of a duplex on this lot would not over-burden existing infrastructure.  However, the second test also specifically tries to prevent building usage which, is, or may become incompatible with the existing character or usage of the neighborhood.  Even with the recently approved R-3 zoning across the street, R-2 zoning is incompatible.  R-3 zoning allows resubdivision of townhouse lots to encourage owner-occupancy.  R-2 zoning would not allow resubdivision of this lot into individual lots for owner-occupancy.

The third test is designed to prevent spot zoning.  This request is for a spot zone to allow a development density different than the rest of the neighborhood.

DEPARTMENTAL RECOMMENDATIONS


DENIAL.

