St. Charles Parish

Department of Planning and Zoning
LAND USE REPORT

CASE NUMBER:  PZS 2004-58

GENERAL APPLICATION INFORMATION

· Name/Address of Applicant:

Bayou Fleet Partnership, LLP

P.O. Box 446 

Hahnville, La  70057

· Location of Site:

In the 600 block of Oak Street, Hahnville

· Requested Action:

Preliminary Plat Approval of Pecan Bayou Subdivision, a resubdivision of Parcels A and B, and revocation of undeveloped Walnut Street and undeveloped of Butternut Street east of Oak Street into Block 7A, Lots 1B thru 5B, and Block 8A, Lots 1B thru 5B, Pecan Bayou Subdivision.

Purpose of Requested Action:

Creation of Pecan Bayou Subdivision, consisting of a resubdivision of 18 undeveloped residential lots into 10 lots.

SITE – SPECIFIC INFORMATION

· Size of Parcel:

Parcel A = 1,781 acres / Parcel B = 1,847 acres

· Existing Land Use:

Vacant

· Existing Zoning:

R-1A

· Surrounding Zoning and Land Uses:

R-1A zoning surrounds the site. The remainder of Pecan Bayou Subdivision is to the north, Keller Acres Subdivision is to the east, Land of Aquarius Subdivision is to the west, one parcel in residential use and another larger undeveloped parcel owned by the applicant are situated to the south.

· Comprehensive Plan specifications:

“Maintain the rural and historic character of the community while maintaining the existing residential uses and promoting residential development. Encourage commercial and light industrial uses in some areas.”

· Utilities:

No water or wastewater service serves the property. Both are required.
· Floodplain Information:

X

· Traffic Access:

Site is served by Oak Street, which intersects with River Road, and by both Butternut and Hickory Street, each intersecting with Oak Street.

APPLICABLE REGULATIONS

St. Charles Parish Code of Ordinances,

Sec. 2-4.  Procedure to dedicate, or revoke dedication of street, canal, etc.

(a)
A formal act of dedication shall be filed by any person requesting the parish council to accept for maintenance streets and drainage using the following format:

(1)
The act shall state the name of the person dedicating the street or drainage.

(2)
The act shall contain a description of the property in which the street or drainage is located.

(3)
The act shall state the name of the street, the width and length to be accepted.

(4)
All drainage ditches shall be properly marked with widths shown. The dedication shall spell out the width and length of each ditch.

(5)
Two (2) updated maps shall be submitted to accompany each act of dedication. These maps shall give a description of the area including section, tract and range lines; name of subdivision, if applicable; date; civil engineer or surveyor; title; north point of compass and scale of map.

(b)
Prior to a request for the parish to assume for maintenance any street or drainage, it shall be necessary for the parish engineers to certify that the street or drainage meets parish specifications.

(c)
Acts of revocation on streets, drainage ditches or canals shall contain the same information as requested for acts of dedication and shall be accompanied by the submission of a subdivision plan which shall be executed through the local subdivision process, formally incorporating revoked properties into adjacent parcels.

AND:

St. Charles Parish 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.

ANALYSIS

This is an application for Preliminary Plat Approval of a 10-lot residential subdivision involving revocation of rights of ways for 2 streets. The site was originally approved for development of a subdivision consisting of 18 lots, some of which were to front on Oak Street and others to front proposed Walnut Street and Butternut Street. However, the subdivision, Walnut Street, and one block of Butternut Street never got developed. The applicant is now requesting a revocation of the undeveloped rights of ways, combining the resulting new parcels into the existing lots of records, and then reconfiguring the lots to front Oak Street and developed Butternut Street. A reduction in the number of lots—from 18 to 10—will ultimately result from this resubdivision action. However, the major approval process is required because infrastructure improvements, specifically sewer and water lines, are required.

The applicant site is zoned R–1A and the proposed lots are of the following square footage:

Lot
Square Feet

Lot
Square Feet
1A
20,561
1B
16,908

2A
19,622
2B
16,904

3A
18,682
3B
16,900

4A
10,779
4B
16,896

5A
10,779
5B
16,896

Each proposed lot far exceeds the minimum 60-foot frontage width and 6,000 square-foot requirements of lots zoned R-1A.

Revocation requires approval from the Commission and Council (per the above Applicable Regulations). The applicant has sent a written request to revoke the rights of ways for Walnut Street and the portion of Butternut Street east of Oak Street. The Department has received a letter of no objection to the request from Public Works.

Because open-swale drainage is in place along Oak Street and has been for decades, the applicant has also submitted a written request to waive the requirement for subsurface drainage. Public Works has submitted a letter of no objection to this request. Approval of this waiver also requires Commission and Council approval.

One of the required submission items for Preliminary Plat applications includes a Drainage Impact Analysis. However, it is unreasonable to expect a determination of drainage impact without knowing the method of drainage. It is the Department’s recommendation that Preliminary Plat Approval, if granted, be contingent on the submittal of a Drainage Impact Analysis after the method of drainage is determined.

During the monthly subdivision review meeting, the Department of Public Works raised an issue pertaining to the proposed location of the drainage ditch within the 20-foot servitude along proposed Lot 5B. Public Works recommends that this ditch be located along the Lot 5B sideline and to locate the servitude on the opposite side of the servitude if the ditch is to be privately maintained. However, if the servitude is to be dedicated to the parish, the subdivision regulations require an additional 10-feet along one side of the ditch so that there is 10-feet to one side and 20-feet to the other side.

Preliminary Plat Approval of this subdivision will result in fewer lots than what is presently approved for the site. Furthermore, the proposed lots will be larger and in fact larger than many of the existing lots in the neighborhood.

DEPARTMENTAL RECOMMENDATIONS

Department recommends Preliminary Plat Approval.

