     St. Charles Parish

     Department of Planning & Zoning

Land Use Report

Case Number:  PZr-2007-12

GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

McCracken Enterprises, Inc. 




114 Lakewood Drive 





Luling, La  70070


504.785.8000





· Location of Site:

Hahnville

· Requested Action:

Rezoning from OL to R-1A & C-3

· Purpose of Requested Action:

Subdivision development (Glastonbury) 


SITE-SPECIFIC INFORMATION
· Size of Parcel:

Approximately 64.9 acres. 

· Existing Land Use:

Vacant.

· Existing Zoning:

OL

· Surrounding Land Uses and Zoning:

OL zoning; vacant, wooded, or agricultural land uses surround site.   
· Comprehensive Plan Specifications:

(Hahnville) “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:

To be installed.

· Floodplain Information:

X and AE

· Traffic Access:

LA 3127


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.


ANALYSIS
This is a request to rezone 98-acres of land proposed for major subdivision development from OL to R-1A and C-3. The site is located approximately one-quarter mile south of Fashion Plantation Estates Subdivision Phases 2 and 3 and in between the UPRR and LA 3127 (proposed Glastonbury Subdivision). The portion requested for C-3 extends from LA 3127 for approximately 1,561 feet (Parcels A & B). Currently, this 33-acre site is jurisdictional wetlands but the applicants intend to seek a permit to develop there in the future. The remaining portion of the site extends for a distance of 4,100 feet to the UPRR and is proposed for the major subdivision.

The Department concludes that this application meets all of the criteria of the second test for rezoning consideration. Approval would not create or result in the conflicts stipulated, nor would the impacts to the general welfare be to an extent to recommend against approval.

LA 3127 is currently well below its design carrying capacity to an extent that the conceivable future traffic volume from the built-out subdivision would not compromise this condition. Within the subdivision, other roadway connections are in place for alternate routes as future needs warrant them, thereby preventing the design of a subdivision with one way in and out. 

The predominant man-made land uses of the surroundings are agricultural with the exception of the residential uses within Fashion Plantation Estates to the north. Thus, there is more than adequate room for growth in the vicinity without compromising land use compatibility. Furthermore, any infrastructure demands from subsequent subdivision and commercial development will be in place previous to acceptance, as spelled out in the Subdivision Ordinance.

Regarding considerations of land use oversupply, current zoning also allows residential land or building usage. There would be no issues of incompatibility with potential land uses and neighborhood character of the surroundings and any commercial usage would be some of the first in the area. Furthermore, even though current surrounding land uses are primarily vacant or agricultural, the prevailing trend has been in the direction of new residential development. So rezoning the site to R-1A would not result in an oversupply of residential land uses. The surrounding vacant, wooded, wetlands, and agricultural conditions will still be the predominant land uses in the vicinity. 


DEPARTMENTAL RECOMMENDATIONS:
The Department recommends approval of rezoning:

From OL to R-1A:

· Lots 101 through 226

· The Remainder of Lot C

· The Remainder of 5B-1

From OL to C-3 for:

· Parcels A & B 

