
St. Charles Parish


Department of Planning & Zoning
Land Use Report

Case Number:  PZS-2002-67

 GENERAL APPLICATION INFORMATION

· Name/Address of Applicant:

Esperanza Investments, Inc. 

Esperanza Land Company 

14035 River Road

Luling, La  70070
· Location of Site:

Esperanza Country Estates; Section 1, T13S R21E, Luling, La.

· Requested Action:



Resubdivision of lot C of Esperanza Country Estates into lots C-1, C-2, C-3, C-4, C-5, and C-6.

· Purpose of Requested Action:

Resubdivision to permit the construction of family residences.

SPECIFIC SITE INFORMATION

· Size of Parcel:

Lot C is 10.01 acres.  The proposed lots measure as follows:

Lot C-1 – 1.52 acres

Lot C-2 – 1.58 acres

Lot C-3 – 1.64 acres

Lot C-4 – 1.71 acres

Lot C-5 – 1.66 acres

Lot C-6 – 1.62 acres 

· Existing Land Use:

Vacant

· Existing Zoning:

C-3

· Surrounding Land Uses and Zoning:

On the downriver and upriver sides, and to the rear of the site, the land uses are vacant / agricultural and zoned C-3.  Railroad is to the rear of site.  Vacant uses; B-2 zoning exists across levee.

·    Comprehensive Plan Specifications:

Maintain and encourage the residential character and encourage controlled commercial growth.

Encourage the preservation of historically significant sites along River Road, like Homeplace Plantation and Fashion Plantation, and establish River Road as part of a scenic roadways overlay district.

· Utilities:

Standard utilities are in place along River Road to serve lots C-1, C-2, and C-3.  Applicant is responsible for utilities to serve lots C-4, C-5, and C-6.
· Floodplain Information:

X Zone
· Traffic Analysis:


Proposed lots C-1, C-2, and C-3 have frontage on River Road (La. 18).


A 45-foot access servitude provides access to proposed lots C-4, C-5, and C-6.

APPLICABLE REGULATIONS

Appendix C, St. Charles Parish Subdivision Regulations of 1981

II. Subdivision Procedure

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 to be created by subdivision or resubdivision and no new or additional streets are to be created, the Commission and the Chairman 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. The authority shall not exceed the limits herein.

Appendix A, St. Charles Parish Zoning Ordinance of 1981

VI. Zoning district Criteria and Regulations


B. Commercial Districts  IV. C-3. Highway commercial district


1.c. Special permit uses and structures include the following:

(2) R-1A and R-1B uses upon review and approval by the Planning Commission.

          2.  Spatial requirements


     a.  Minimum lot size 7,000 square feet; minimum width 70 feet.

Appendix C. St. Charles Parish Subdivision Regulations 

I. General 

B. Definitions

Family plot. Property owned by a single family for a minimum of twenty (20) years. The development of this property shall be for the exclusive development and use of immediate members of that family and shall not exceed fifteen (15) parcels with a minimum size of ten thousand (10,000) square feet. The parcels can be developed without street frontage serviced by an access driveway. No parish services will be provided to residences of a family plot in the way of streets or maintenance, water, lighting or sewerage.

ANALYSIS


Applicant requests a resubdivision of 1 lot into 6 lots with a waiver from subdivision regulations.  Lots are intended for construction of single family residences for family members only.  PZSPU 2002-17 is a request for special permit uses on these lots to enable single family construction in a C-3 zone.  Applicant is drawing-up covenants that restrict sale of land to any but family members.  As of this date, August 14, the Department has not received said covenants.


The intention of this application is to create an ancestral family estate much like a family subdivision.  The application does not meet the requirements of a family subdivision for two reasons: 

1. Applicant has not owned the land for 20 years.

2. Zoning district is C-3; family plot subdivisions are permitted only in OL zoning districts.

Applicant has maintained the land since 1969, and owns all abutting property.  The Department does not recommend rezoning this parcel O-L as that would constitute a spot zone and would ignore the Comprehensive Land Use Plan recommendations.  


Proposed lots C-4, C-5, and C-6 do not meet minimum requirements of the Subdivision Regulations.  As per Appendix C. Section III. B.3, all lots shall possess frontage on a dedicated street or roadway that meets parish standards.  The Department cannot issue a building permit on these lots unless a waiver from the requirement of hard-surface public street frontage and dedicated public utilities is granted.  Applicant requests a waiver from this requirement, and indicates a 45’ “access servitude” on the plat.  


The plat meets or exceeds all other subdivision requirements as well as the spatial requirement for C-3 zoning districts.

DEPARTMENTAL RECOMMENDATION

The Planning Department cannot recommend approval without a waiver from subdivision regulations.  

