 
St. Charles Parish


Department of Planning & Zoning

Land Use Report

Case Number: PZS-2009-14

GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:


Application Date:  3/23/09

Brent & Rebecca Robert

P.O. Box 205

Ama, LA 70031

504.234.7001

· Location of Site:

Downriver side of Robert Street, Ama

· Requested Action:

Family Subdivision; resubdivision of Lots D & E of the Donald J. Robert Tract into Lots D-1, E-1, F-1,

G-1, and Remainder.+


SITE – SPECIFIC INFORMATION
· Size of Parcel:

150 x 76

· Existing Land Use:

One mobile home situated.

· Existing Zoning:

R-1A(M)

· Surrounding Land Uses and Zoning:

Residential and vacant with the same zoning.

· Comprehensive Plan Specifications:

(Ama) “Promote the rural character and maintain existing residential uses, encourage controlled commercial/light industrial growth that employs adequate buffer zones.”

· Utilities:

Non public.

· Floodplain Information:

AE+5

· Traffic Access:

River Road (LA 18)


APPLICABLE REGULATIONS
Appendix A, Zoning


[II.] R-1A(M). Single Family Residential Detached Conventional Homes, Manufactured Homes, and Mobile Homes--Medium density.


Policy statement: This district is composed of areas containing one-family dwellings constructed on a permanent foundation, connected to public utilities, and which meet the architectural and aesthetic standards of a permanent residence. Additionally, mobile homes which meet the special provisions below are allowed.


1.
Use Regulations:



a.
A building or land shall be used only for the following purposes:



(1)
Site-built, single-family detached dwellings.


(2)
Manufactured homes.


(3)
Mobile homes.


(4)
Accessory uses.


(5)
Private recreational uses.


(6)
Farming on lots of three (3) acres or more and at least one hundred fifty (150) feet frontage.


b.
Special exception uses and structures include the following:


(1)
Additional residences for family and relatives on unsubdivided property on a non-rental basis, and which meet the criteria outlined in Special Provisions [subsection 3].


(2)
Parks, public libraries, fire stations, police or sheriff's stations or substations, and sewer pumping stations.


(3)
Showing and operation of historic buildings and/or sites and their related activities, provided a certificate from the United States Department of Interior is furnished by the owner verifying that the building and/or site is on the National Register of Historic Places.


(Ord. No. 06-12-6, § II, 12-4-06)


c.
Special permit uses and structures include the following:


(1)
Child care centers.


(2)
Public and private schools (except trade, business and industrial).


(3)
Golf courses (but not miniature courses or driving ranges) and country clubs with a site of at least five (5) acres and with all parking at least fifty (50) feet from rear and side property lines.


(4)
Educational, religious and philanthropic institutions. These buildings must be set back from all property lines a distance of at least one (1) foot for each foot of building height.


(5)
Private commercial access roads, upon review by the Planning Commission and supporting resolution of the Council. (Ord. No. 92-10-9, § II, 10-5-92)

2.
Spatial Requirements.


a.
Minimum lot size:five thousand (5,000) square feet per family; minimum width-fifty (50) feet.


b.
Minimum yard sizes:


(1)
Front-fifteen (15) feet.


(2)
Side-five (5) feet.


(3)
Rear-five (5) feet.


(4)
For lots with less than one hundred (100) feet depth, front setback shall be fifteen (15) percent of lot depth with a minimum of ten (10) feet to the front lot line and five (5) feet to the rear lot line. (Ord. No. 99-8-6, 8-2-99)


c.
Accessory buildings:


(1)
The accessory building shall not exceed two-story construction.


(2)
Minimum setback of accessory buildings shall be three (3) feet.


d.
Permitted encroachments:


(1)
Overhangs projecting not more than twenty-four (24) inches, excluding gutter.


(2)
Stairs and landings not more than three (3) feet in height, projecting no more than four (4) feet into required front yard.

3.
Special Provisions:


a.
Additional dwellings on unsubdivided property:


(1)
Additional dwellings on unsubdivided property referred to in 1.b(1) above will be permitted at the rate of one (1) dwelling unit for each seven thousand (7,000) square feet of lot area.


(2)
The applicant for any additional dwellings on unsubdivided property shall submit a copy of all subdivision restrictions (covenants) which govern the property in order to protect the integrity of the neighborhood.


(3)
Under no circumstances will the total number of dwellings per unsubdivided lot permitted under these provisions exceed four (4).


(4)
Permits issued under this provision will be issued for a two-year period. At the expiration of this time, an investigation will be conducted by the Planning and Zoning Department to determine if this Code is complied with. Non-compliance will result in the revocation of the permit.


b.
All manufactured housing and mobile homes shall be secured according to the Federal Emergency Management Agency's Sept. 1985 publication Manufactured Home Installation in Flood Hazard Areas.


c.
Skirting or foundation plantings as approved by the Zoning and Regulatory Administrator in accordance with the manufacturer's installation instructions to ensure aesthetic compatibility with the residential character of the neighborhood. The entire underfloor of the home shall be completely enclosed, except for the required openings.


Editor's note: The enforcement of this subparagraph c. was placed on a one-year moratorium expiring Sept. 5, 1990.


d.
All dwelling units shall be connected to utility systems which provide for health and safety under all conditions of normal use. Home utility services shall only be connected to the supply source by means of approved materials, and shall be inspected by the appropriate agency.


(Ord. No. 82-3-3, § II, 3-1-82; Ord. No. 83-11-10, 11-21-83; Ord. No. 85-7-17, 7-22-85; Ord. No. 87-1-15, 1-5-87)

AND:

Appendix C, Subdivision Ordinance, Section II. 

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 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.

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.

4.
Subdivisions and resubdivisions which meet the guidelines contained in Section II.C. of these regulations shall be presented to the Department of Planning and Zoning in the form of a plan which conforms to the laws of the State of Louisiana governing surveying, platting, and subdivision of land. The proposed subdivision shall contain the following information:

a.
Location of the property.

b.
Name(s) and address(es) of the owners.

c.
Name and address of the Land Surveyor preparing the plan as well as the date the survey was prepared. The survey shall be dated within one (1) year of the subdivision application date.

d.
Existing property lines and lot numbers, including names and width of adjoining streets.

e.
Proposed property lines and revised numbers of proposed lots.

f.
Location and dimensions of existing buildings.

g.
Layout and dimensions of servitudes and rights-of-way (including sidewalks). Existing drainage ditches and canals and their respective servitudes.

h.
Existing lakes and ponds.

i.      North arrow and scale.


ANALYSIS
This request is for subdividing a single family tract into 4 lots and the remainder of lot “E”. Access to each lot will be provided by a private street, Robert Street, via River Road (LA 18). A mobile home exists on the portion of land labeled Lot E-1. The remaining portions are vacant. 
If individual mechanical sewer treatment is intended, the applicants need approval from the Department of Health and Hospitals. DHH requires minimum lot size of 12,000 square feet and at least 60-feet of frontage for each lot. Each lot meets or exceeds minimum lot size for the zoning district but does not have hard surface frontage on a public street.
Since Robert Street is private, and there are no provisions for allowing the subdivision of land zoned R-1AM that fronts on a private street, approval will require a waiver from the Commission and Supporting Resolution from the Council.

If the waiver is approved, water line installation to the lot and its maintenance will be at owner’s expense. Public water lines cannot be extended to the site and the Parish cannot accept dedication of any such infrastructure.

Assuming all concerns that DHH may have are resolved, and because the lot sizes are similar to those in the immediately community, the Department sees no conflicts with “promoting rural character and maintaining existing residential uses,” as spelled out in the Comprehensive Land Use Regulations.

In order to approve this request, the Planning Commission would need to approve a waiver to all major subdivision regulations.  The request is to create new lots without the installation of further public infrastructure. This proposal is rather the extension of a family subdivision that was approve by the St. Charles Parish Council in 1986 (ordinance # 86-9-1).  Expansion of the subdivision as a “family plot” would not be possible today because it is currently only allowed in the Open Land zoning district and the proposal is in an R-1A(M) district.

DEPARTMENTAL RECOMMENDATIONS
Approval if a waiver is approved.

