
St. Charles Parish


Department of Planning & Zoning

Land Use Report

Case Number: PZS-2008-16

GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:


Application Date:  3/4/08

Manuel Dugas

338 Wanda Street

Luling, La  70070

985.785.0438






· Location of Site:

Dugas Lane, Des Allemands. 

· Requested Action:

Resubdivision of Lot 3-A into 3-A-1 and 3-A-2.


SITE – SPECIFIC INFORMATION
· Size of Parcel:

14,323 sq. ft.

· Existing Land Use:

3 houses on a single lot.

· Existing Zoning:

R-1AM

· Surrounding Land Uses and Zoning:

North and east sides: residential.

South side: residential along portion, cemetery along another portion.

West side: Down the Bayou Road & Bayou Des Allemands.  R-1AM zoning.

· Comprehensive Plan Specifications:

(Des Allemands) “Maintain the existing land use mix as well as the unique fishing community character along Bayou Des Allemands.”

· Utilities:

All available

· Floodplain Information:

AE+5

· Traffic Access:

Dugas Lane (private street) to Down the Bayou Road.


APPLICABLE REGULATIONS
Appendix C, Subdivision Ordinance, Section II. 

C.
Minor Subdivisions/Formal Process Not Required. 

1.
If no street, drainage, or sewer improvements are required, no formal Preliminary Plat shall be required, however, the presented plan shall conform to requirements outlined in Section II.C.4. of this section. (Ord. No. 94-12-4, § XIX, 12-5-94)

2.
In instances where only five (5) lots or less are proposed for resubdivision wherein no additional lots or additional streets are proposed to be created, the Parish President and the Director of Planning and Zoning shall have the authority to sign certification and thereby approve or disapprove such applications for subdivisions without public notice, public hearing, Commission approval, or Council approval, provided that the proposal is in compliance with all relevant land use regulations, as amended. This authority shall not exceed the limits herein.

3.
In instances where only five (5) lots or less are proposed to be created by subdivision or resubdivision and no new or additional streets are to be created, the Commission may approve and the Chairman of the Commission may sign certification for such applications for subdivision or resubdivision without final approval of the plat plan by the Council provided that the standard public hearing and public notification actions have been effected. The proposal shall be in compliance with all relevant land use regulations, as amended. This authority shall not exceed the limits herein.

4.
Subdivisions and resubdivisions which meet the guidelines contained in Section II.C. of these regulations shall be presented to the Department of Planning and Zoning in the form of a plan which conforms to the laws of the State of Louisiana governing surveying, platting, and subdivision of land. The proposed subdivision shall contain the following information:

a.
Location of the property.

b.
Name(s) and address(es) of the owners.

c.
Name and address of the Land Surveyor preparing the plan as well as the date the survey was prepared. The survey shall be dated within one (1) year of the subdivision application date.

d.
Existing property lines and lot numbers, including names and width of adjoining streets.

e.
Proposed property lines and revised numbers of proposed lots.

f.
Location and dimensions of existing buildings.

g.
Layout and dimensions of servitudes and rights-of-way (including sidewalks). Existing drainage ditches and canals and their respective servitudes.

h.
Existing lakes and ponds.

i.      North arrow and scale.

AND:

Appendix C, Subdivision Ordinance, Section II. B. 4.

c.
Waiver or Modification of Specific Subdivision Regulations. Should the Director discover that specific aspects of the submitted Preliminary Plat fail to conform to the regulations contained in this ordinance, he may choose to forward the proposal for formal consideration by the Planning Commission and Parish Council if the literal enforcement of one or more provisions of the ordinance (i) is impracticable, or (ii) will exact undue hardship because of peculiar conditions pertaining to the land in question. Financial hardships shall not be considered as valid criteria for any such waiver or modification of existing regulations. Any application for Preliminary Plat approval which contains a request for a waiver or modification of any subdivision regulation shall contain a specific reference to the request and state the reasons that the request be granted. The Planning Commission, with a supporting resolution of the Council, may grant a waiver or modification of these regulations only when such requests meet the conditions of this subsection (i, ii) and are not detrimental to the public interest.


ANALYSIS
This is a request to resubdivide a 14,323 sq. ft. lot with 3 houses situated on it into 2 lots. Access to the site is Dugas Lane, a 10-foot wide private street extending from Down the Bayou Road. The plat indicates the lane to be a “10-foot Servitude of Passage.”

The plat as presented conflicts with regulations from both the Zoning Ordinance and the Subdivision Ordinance. 

The Zoning Ordinance conflict comes from the fact that one of the lots will have 2 houses on it without enough square footage for the additional structure. A minimum of 12,000 total sq. ft. is required but the lot totals only 6,324 sq. ft., which is a shortfall of 5,676 sq. ft. Therefore, approval of this resubdivision can not be granted unless a waiver is approved reducing the additional square feet for an additional structure on an unsubdivided lot from 7,000 sq. ft. to 1,324 sq. ft.    

The Subdivision Ordinance conflict stems from the requirement for hard-surface frontage. Lot 3-A-1 will exceed minimum spatial requirements but not hard surface frontage requirements. Lot 3-A-2 will exceed minimum spatial requirements for a single structure but not minimum requirements for an additional structure on an unsubdivided lot. Neither lot possesses adequate hard-surface frontage on a public street. Therefore, a waiver from the required hard-surface frontage is also required before this application is approved.


DEPARTMENTAL RECOMMENDATIONS
Because it conflicts with the Special Provisions for R-1AM Zoning, and the requirement for hard-surface frontage spelled out in the Subdivision Ordinance, the Department cannot recommend approval without a waiver to the requirements

