St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number:  PZS-2002-48


GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Sunset Drainage District

P.O. Box 3647

Des Allemands, La  70030
· Location of Site:

Intersection of Highway 90 and Highway 306; east of Crawford Canal.

· Requested Action:

Resubdivision of surplus land owned by the sunset Drainage District abutting Lot 8-A of Paradis West Subdivision and X-3-3 and X-3-4 of Commercial Tract “X” into Lots 8-A-1, X-4 and X-5 located in Section 39, T14S R20E in Paradis, St. Charles Parish, La.  Action will require a waiver from the minimum lot frontage of 60’ to 53.45’ for lot X-5.

· Purpose of Requested Action:

To create the following legal lots of record:

Lot 8-A-1 = 9,510 sq. ft.

X-4 = 7,020 sq. ft.

X-5 = 7,842 sq. ft.


SITE – SPECIFIC INFORMATION
· Size of Parcel:

24,372 sq. ft.

· Existing Land Use:

Vacant 

· Existing Zoning:

C-2 and R-1A

· Surrounding Zoning:

The square containing proposed lots X-5 and X-4 is zoned C-2.  To the west, across Crawford Canal and LA 306, zoning is C-3.  The square containing proposed lot 8-A-1 is zoned R-1A.  Across Crawford Canal and LA 306 is zoned OL. 

· Surrounding Land Uses:
A single family residential use abuts proposed lot X-5 to the east, and a vacant use abuts to the west.  A multifamily use abuts proposed lot X-4 to the east, and residential use to the west.  Single family residential uses abut proposed lot 8-A-1 to both the east and west.

· Comprehensive Plan Specifications:

“Maintain the existing land use mix as well as the unique fishing community

character along Bayou Des Allemands.”

· Utilities:

Standard utilities are in place along Early Street..  Sewer serves all three parcels from Early Street.  Therefore, proposed lot X-5 will connect to sewer through proposed lot X-4. 

· Floodplain Information:

X; non-flood hazard area.
· Traffic Analysis:

Proposed lots are accessible by Hwy 90, Hwy 306 and Early Street.  With only 53.45 feet of frontage on Hwy 90, and a 10’ drainage servitude along Crawford Canal, proposed lot X-5 has little space in which to design in/egress.


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).

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 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 C, St. Charles Parish Subdivision Regulations of 1981

III. Geometric Standards

D.2.  Drainage Servitude. Whenever a drainage channel, stream, or water course exists or is provided for in a subdivision, a servitude or right-of-way shall be dedicated on each side of such facilities to provide for maintenance and construction.  The minimum width shall be the top bank width of the drainage ditch plus twenty (20) feet on one (1) side and ten (10) feet on the opposite side.

Appendix A, St. Charles Parish Zoning Ordinance of 1981

IV.C.III.2. Spatial Requirements in C-2:
a.
Minimum width - sixty (60) feet. 

Appendix C, St. Charles Parish Subdivision Regulations of 1981

II Subdivision Procedure 

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 is a minor resubdivision with a waiver of the minimum frontage in C-2 zoning districts from 60 feet to 53.45 feet.  If granted, the resubdivision will create three legal lots of record out of surplus land along a major canal in Sunset Drainage District.  Each of the lots will be subject to a 10 foot drainage servitude along the canal.  Proposed lots 

8-A-1 and X-4 meet all Parish requirements for resubdivision.  Proposed lot X-5 does not meet minimum frontage for C-2 zoning districts: 60 feet.  Applicant requests a waiver.  Infrastructure improvements are in place, with proposed lot X-5 tying into sewer via proposed lot X-4, from Early Street, rather than Hwy 90.

A waiver to subdivision regulations can be granted with approval of the Planning & Zoning Commission and a supporting resolution by the Parish Council when “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.”  Proposed lot X-5 suffers the peculiar conditions of surplus land.  C-2 uses can and should exist on the site in spite of its nonconforming width.


DEPARTMENTAL RECOMMENDATIONS:
The Department of Planning and Zoning recommends approval of the resubdivision with a waiver of the minimum lot width from 60 feet to 53.45 feet.

