
St. Charles Parish


Department of Planning & Zoning

Land Use Report

Case Number: PZS-2007-79

GENERAL APPLICATION INFORMATION
· Application Date:  10/9/07

· Name/Address of Applicant:





JCJR Enterprises, LLC

13726 River Road 

Destrehan, La  70047

985.764.9911

· Location of Site:

Luling

· Requested Action:

Preliminary Plat Approval

· Purpose of Requested Action:

Development of Ashton Oaks Subdivision 


SITE – SPECIFIC INFORMATION
· Size of Parcel:

13.687 acres total

· Existing Land Use:

Vacant

· Existing Zoning:

R-1A(M)

· Surrounding Land Uses and Zoning:

R-1A zoning and uses directly east (Hidden Oaks Subdivision); proposed Ashton Phase 3 to the west.

· Comprehensive Plan Specifications:

(Luling) “Maintain and encourage the residential character and encourage controlled commercial growth.”

· Utilities:

To be in place.

· Floodplain Information:

X

· Traffic Access:

Connection to proposed Ashton Phase 3, possible connection to Meg Lane in Hidden Oaks.


APPLICABLE REGULATIONS:
I.
Subdivision Ordinance, Section II. 4. Preliminary Plat Procedure
e.
Public Hearing/Decision Process. The subdivider or his representative shall be present at the public hearing to explain the proposal and to answer questions. Following the public hearing, the Commission shall either:

(1)
Approve the Preliminary Plat as submitted.

(2)
Conditionally approve the Preliminary Plat with conditions stated in writing.

(3)
Disapprove the Preliminary Plat within sixty (60) calendar days of the date of the public hearing unless the time is extended by mutual agreement between the Commission and the subdivider.

The reason(s) for disapproval shall be stated in writing to the subdivider. Approval or conditional approval shall be evidenced by the Commission Chairman's signature on the Preliminary Plat. Any conditions or requirements shall be referenced and attached to the Preliminary Plat and application. The Commission, through the Department of Planning and Zoning, shall notify the Parish President and the Parish Council of the decision regarding the presented Preliminary Plat. Approval or conditional approval shall be valid for a period of six (6) months from the date of the Commission decision, unless extended by the Commission. Preliminary Plat approval of any successive phase of an approved subdivision expires when construction is interrupted on any such phase for a period of six (6) months or more.

AND

II.
Subdivision Ordinance, Section II. Geometric Standards

B.
Blocks:

1.
Length. No block shall be longer than one thousand five hundred (1,500) feet nor less than five hundred (500) feet between street centers. Block separation, including stub outs, shall be paved to provide a minimum of two (2) ingresses and egresses to the proposed subdivision or accommodation for future access may be approved. (Ord. No. 06-1-23, § IV, 1-23-06)


ANALYSIS:
This is a request for Preliminary Plat Approval of Ashton Oaks Subdivision, a double cul-du-sac subdivision consisting of 45 lots. The site is situated directly between Phase 3 of Ashton Plantation Estates and Hidden Oaks Subdivision.

The submitted Preliminary Plat meets all requirements of the Zoning & Subdivision Ordinance with one exception. Sole access to the subdivision is indicated on the plat as “Ashton Oaks Cut,” a street connection to Ashton Phase 3. Having a single access to and from a major subdivision is a direct conflict with the Geometric Standards for streets:

Block separation, including stub outs, shall be paved to provide a minimum of two (2) ingresses and egresses to the proposed subdivision or accommodation for future access may be approved.
There are at least 2 locations where an additional connection to the subdivision can be considered:

1. Between Lots 1 & 45 connecting to Gassen Lane;

2. Between Lots 8 & 9 connecting to an existing unpaved right-of-way in Hidden Oaks;

3. Between Lots 20 and 21 connecting to Meg Lane, a paved street that connects to Allie Lane in Hidden Oaks.

The Department recommends that third option be required, this connection would provide an indirect route to and from the subdivision but not be tempting shortcut. It would also provide the needed secondary access for Ashton Plantation Estates Phase 3, which abuts a 300-foot wide utility right-of-way that separates it from its only connection.

As of this report, a Drainage Impact Analysis has not been submitted as required. A letter was written to the developer (enclosed) stating that for this reason, this application is incomplete. A representative for the development has submitted a letter (also enclosed) stating that Ashton Plantation Boulevard can accommodate the additional traffic generated from the homes within Ashton Oaks. Whether or not that is the case, the conflict with the Geometric Standards still exists.


DEPARTMENTAL RECOMMENDATIONS:
The Department cannot recommend approval for the following reasons:

1. The subdivision layout indicates a single access;


2.
A Drainage Impact Analysis has not been submitted.

