
St. Charles Parish


Department of Planning & Zoning

Land Use Report

Case Number: PZS-2007-04

GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Anthony Alack 

245 East Oak
Ponchatula, LA 70454

504.237.7212

· Location of Site:

Corner of St. Charles, Fifth, and Apple Streets, Norco.

· Requested Action:

Resubdivision of Lots 21A and 24A, Square M, Good Hope Subdivision.

· Purpose of Requested Action:

Creation of Lots 21B, 23B, and 24B.


SITE – SPECIFIC INFORMATION
· Size of Parcel:

Approx. 20,982 sq. ft.

· Existing Land Use:

2 homes and 1 garage.

· Existing Zoning:

R-1A

· Surrounding Land Uses and Zoning:

Residential, R-1A zoning.

· Comprehensive Plan Specifications:

(Norco) “Maintain the existing land use mix.”

· Utilities:

Existing.

· Floodplain Information:

A99

· Traffic Access:

Apple, St. Charles and Fifth Streets.


APPLICABLE REGULATIONS
Appendix C, Subdivision Ordinance, Section II. 

C.
Minor Subdivisions/Formal Process Not Required. 

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.

AND:

Appendix A, Zoning Ordinance, Section VI.

R-1A Single-family Residential

2. Spatial requirements

a. Minimum lot Size: 6,000 square feet per family; minimum width: 60 feet.


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 request is to subdivide Lots 21A and 24A (469 and 477 St. Charles Street in Norco) into 3 lots. Currently, only Lot 24A has hard surface frontage on opposite ends (known as “through-lots). Approval would result in 3 “through-lots.” Such lots have presented the Department with permitting challenges. 

A garage with covered areas on 2 sides is situated midway between the residential structures. The submitted plat labels these “to be removed.”

Lot 21B would be the result of combining a 33 x 40.06 foot portion of Lot 24A extending to the rear of Lot 21A (469 St. Charles Street) with Lot 21A. Where present Lot 21A only fronts St. Charles Street, resulting Lot 21B would front both St. Charles Street with 51.63 feet and Apple Street with 33 feet and have 5,807 sq. ft. of lot area. Therefore, the lot would not meet the minimum requirements for R-1A zoning.

The second lot, Lot 23B would result from dividing out a 50 x 126.92 foot portion of existing Lot 24A. The lot would also front both St. Charles and Apple Street but with 50-feet of frontage on both sides. This lot is where the existing garage and one of the covered areas is situated. It too does not meet the minimum frontage requirements for R-1A but at 6,346 sq. ft. does exceed minimum lot area.
The third lot, Lot 24B consists of the remaining portion of 24A. It is where 477 St. Charles Street is situated. This lot would have 70.75 feet of frontage along St. Charles, 126.92 feet of frontage along Fifth Street, 67 feet of frontage along Apple Street, and 8,829 sq. ft. of lot area, making it the only lot of the three that would meet all requirements of lots zoned R-1A.

Because 2 lots will not meet the minimum requirements for R-1A zoning, approval requires positive recommendation by the Commission of a waiver from minimum spatial requirements for R-1A zoning and Supporting Resolution by the Parish Council.

The Department has not been informed by the applicant as to hardship incurred by adhering to the minimum requirements for R-1A zoning. However, lots of less than 60-feet exist throughout Norco so Lots 21B and 23B would not necessarily be out of character with the community. 


DEPARTMENTAL RECOMMENDATIONS:
The Department cannot recommend approval unless a waiver is approved. The Department does not make recommendations for waivers to the Code of Ordinances.

