St. Charles Parish

Department of Planning and Zoning
LAND USE REPORT

CASE NUMBER:  PZS 2004-60

(Report amended Aug. 6, 2004 to reflect C-3 rather than C-2 zoning of property).

GENERAL APPLICATION INFORMATION

· Name/Address of Applicant:

Mary Ann Vial Lemmon & Irma Vial Brou

400 Mimosa Avenue

Luling, La  70070

· Location of Site:

15058 & 15068 LA 18 (River Road); 

Lemmon Law Firm across from Courthouse Lane, Hahnville

· Requested Action:

Resubdivision of a parcel of land fronting one arpent or 192’ and extending to the Mississippi River into Lots “A” & “B”

Purpose of Requested Action:

Creation of 2 lots 

SITE – SPECIFIC INFORMATION

· Size of Parcel:

Approx. 3 acres

· Existing Land Use:

Office buildings near the street; rear or north portion of the property is vacant.

· Existing Zoning:

C-3

· Surrounding Zoning and Land Uses:

Site is surrounded by office activities with the levee to the north.  C-3 zoning exists east; C-1 south; C-2 west; and B-1 north.

· Comprehensive Plan specifications:

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

· Utilities:

Proposed Lot A has frontage on LA 18 and is served by Parish water, sewer, and drainage.  Proposed Lot B does not have street frontage.  Parish water, sewer, and drainage are available near Lot B, but do not extend to it.

· Floodplain Information:

X

· Traffic Access:

LA 18 (River Road) serves proposed Lot A.  The applicant proposes to provide access between LA 18 and Lot B via a private driveway through Lot A.

APPLICABLE REGULATIONS

Appendix C.  Subdivision Regulations.  Section II. Subdivision Procedure. C. Minor Subdivisions/Formal Process Not Required:

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.

AND 

Appendix C. Section III. B. 3. Arrangement [of Lots]. 

All lots shall possess frontage on a street or roadway that meets the specifications of these regulations.

AND

Appendix C. Section II. C. 3. c. Waiver or Modification of 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.

AND

Appendix A.  Zoning.  Section VI. Zoning District Criteria and Regulations.  C Commercial Districts.  [IV] C-3. 2. Spatial Requirements.  2. Spatial Requirements.  

a.  Minimum lot size: Seven thousand (7,000) square feet; minimum width – seventy (70) feet.

ANALYSIS

The applicant requests resubdivision of one parcel of land into two Lots of Record, “A” and “B.”  Proposed lot A meets spatial requirements for C-3 zoning districts and geometric standards for subdivision.  The property was developed in the 1930s with two buildings—15058 and 15068 River Road—now used as offices.  Because the historic buildings do not meet the current required front setback of 20’they are legal non-conformities.  Expansion or enlargement of the buildings or the site requires a variance from the required setback from the Zoning Board of Adjustments as described in Appendix A. IX. D. (1). (c). 

Proposed Lot B is landlocked.  It meets the area requirement for C-3 zoning districts, but it does not meet geometric standards for subdivisions as it does not have frontage ona public street.  Parish sewer and water do not extend to the proposed lot.  Service vehicles like school busses and waste collection cannot access the proposed lot.  The Department of Planning and Zoning cannot issue a building permit on the proposed lot until the requirement for frontage on a dedicated public street is met and infrastructure serves the lot. 

At a meeting to discuss this agenda, the Department of Public Works/Wastewater recommended that a servitude be granted to service the sewer line running through the property.  A representative of the Department of Waterworks recommended denial of the application.  The Department of Planning and Zoning recommended that because the west-bounding property is owned by family members, a 50’ wide servitude of access should be granted (running north from LA 18) for possible future development of Lot B and to facilitate expansion on proposed lot A.   

The applicant has explained that the properties are owned by different legal entities making a 50’ servitude of access difficult.  The applicant has also explained that there are no development plans for proposed lot B.

DEPARTMENTAL RECOMMENDATIONS

The Department cannot recommend approval due to the application not meeting the requirements for hard-surface frontage. Approval of this resubdivision would require the following waivers:

1. To the requirement for hard-surfaced dedicated public streets.

The waiver requires approval by the Planning & Zoning Commission AND Supporting Resolution from the Parish Council. The Department does not make recommendations for waivers.
