
St. Charles Parish


Department of Planning & Zoning

Land Use Report

Case Number: PZSPU-2007-08
GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Clint Jacob  

14001 Hwy. 90

Boutte, La  70039

        985.785.4444

504.628.4469
· Location of Site:

14001 Hwy. 90 Boutte

· Purpose of Requested Action:

Towing yard in addition to auto parts (new, used, rebuilt) uses auto sales, repair service

SITE – SPECIFIC INFORMATION
· Size of Parcel:

Approximately 2.25 acres

· Existing Land Use:

The applicant is currently permitted and operating at the site with auto parts (new, used, rebuilt) uses auto sales, repair service.  The site is also developed with a communication tower (permit # 14321)

· Existing Zoning:

C-3 / OL (proposed M-1)

· Surrounding Land Uses and Zoning:

The site is surrounded by vacant land.  Land up to 250’ off of Hwy 90 is zoned C-3, highway commercial and behind is zoned OL.

· Comprehensive Plan Specifications:

“Maintain the existing land use mix, protect existing residential uses and encourage commercial and light industrial development

Implement the Future Land Use Plan, which will encourage residential growth to locate closer to existing residential neighborhoods and future commercial and light industrial uses to locate nearer to Highway 90.

Encourage the use of buffer zones as a means of protection of land use from other incompatible land uses.

Require future land uses to employ adequate transition zones between incompatible land uses and encourage implementation of the Future Land Use Plan and zoning changes that achieve that plan.

Encourage the establishment of the US 90 and Paul Maillard Road as business corridors.”

· Utilities:

Water serves the site.

· Floodplain Information:

A99 + 4.6

· Traffic Access:

The site has approximately 60’ of frontage on US Hwy 90 between the I-310 exit ramps.
APPLICABLE REGULATIONS
Appendix A., Zoning Ordinance, Section VI. D.

[I.] M-1 Light manufacturing and industry district:

1.
Use Regulations: A building or land may be used for the following purposes if in accordance with the special provisions outlined below.

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

(1)
Those uses identified as items 2 through 27 as listed in the C-3 District.

(2)
Office parks which shall include groups or clusters of administrative, professional, and other business offices as well as individual banks and restaurants.

(3)
Agriculture and other general farming uses.

(4)
Warehousing and storage of nonhazardous material.

(5)
Assembly plants.

(6)
Bottled gas sales and/or service.

(7)
Food processing plants.

(8)
Cellophane products manufacturing.

(9)
Cold storage or refrigerating plants.

(10)
Electrical parts manufacturing and assembly.

(11)
Fiber products manufacturing (previously prepared fiber).

(12)
Garment manufacturing.

(13)
Glass products manufacturing.

(14)
Ironwork (no foundry, drop hammer, and no punch presses over twenty (20) tons capacity).

(15)
[Repealed by Ord. No. 92-1-1, § I, 1-21-92.]

(16)
Leather products manufacturing (previously prepared leather).

(17)
Machinery equipment sales and service.

(18)
Millwork.

(19)
Paint mixing and treatment (not employing a boiling process).

(20)
Paper products manufacturing (previously prepared material).

(21)
Plastic products manufacturing (previously prepared material).

(22)
Sheet metal products manufacturing (light).

(23)
Sign manufacture.

(24)
Open storage of building material, lumber, machinery and pipe, provided the material is enclosed within a solid fence at least six feet high within required building lines when the storage area is adjacent to or across the street from an A, R, or C District.

(25)
Railroad freight terminals, switching and classification yards, repair shops, roundhouse, power houses and fueling, sanding and watering stations.

(26)
Television and radio broadcasting transmitters.

(27)
Textile products manufacturing.

(28)
Toy manufacturing.

(29)
Well drilling services.

(30)
Wood products manufacturing (assembling work and finishing).

(Ord. No. 87-6-13, 6-15-87; Ord. No. 88-11-20, 11-28-88)

b.
Special exception uses and structures (variation):

(1)
Temporary construction facilities for a period of one (1) year upon approval of the Planning Director. (Ord. No. 88-9-9, 9-6-88)

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

(5)
Towing yard. Towing yards shall conform to the following regulations:

(1)
Site plan approval. All tow yard operators must secure approval of a site plan. The site plan shall include:

a)
The storage layout and the maximum number of vehicles proposed to be stored. All storage parking spaces shall open directly to an access drive. Vehicles shall not be stored on top of each other. All vehicles shall be stored on an aggregate parking surface;
b)
 A seven-foot solid, opaque fence will enclose such yards and shall be maintained in a constant state of good repair. Entrances will be constructed of the same material as the fence. All entrances shall remain closed when not in use;

c)
A ten (10) foot buffer zone when abutting a C-3 or lesser intensive use or zoning district. The buffer shall be planted with acceptable trees and shrubs;
d)
All buildings and structures to be located on the site and the required off-street parking layout.

(2)
Towing yard operators shall maintain records of each vehicle and its storage period. These records shall be available upon request of the planning department.

(3)
Towing yards shall also adhere to state and local licensing requirements.

(4)
Any change of permitted plan will result in a cease and desist order being placed on the towing yard. (Ord. No. 99-3-15, § II, 3-22-99)

AND:
Appendix A, Section IV. 9.: Review and evaluation criteria/special permit use and special exception use: 

a.
Comparison with applicable standards established by the Comprehensive Land Use Plan as applied to the proposed use and site.

b.
Compatibility with existing or permitted uses on abutting sites, in terms of building construction, site development, and transportation related features.

c.
Potentially unfavorable effects or impact on other existing conforming or permitted uses on abutting sites, to the extent such impacts exceed those impacts expected from a standard permitted use in the applicable zoning district.

d.
Safety and convenience of vehicular and pedestrian circulation in the vicinity, including traffic reasonably expected to be generated by the proposed use and other uses reasonable and anticipated in the area considering existing zoning and uses in the area.

e.
Protection of persons and property from erosion, flood or water damage, fire, noise, glare, and similar hazards or impacts.

f.
Adequacy and convenience of off-street parking and loading facilities and protection of adjacent property from glare of site lighting.

g.
Conformity with the objectives of these regulations and the general purposes of the zone in which the site is located.

h. That any conditions applicable to approval are the minimum necessary to minimize potentially unfavorable impacts on nearby uses and to ensure compatibility of the proposed use with existing or permitted uses in the same district and the surrounding area.

ANALYSIS
The applicant requests rezoning to M-1 and a Special Permit to expand an existing used car and auto parts sales to allow a towing yard.  The Special permit cannot be granted unless the Council grants rezoning (scheduled for December 3).  The site was first developed in the 1980s as the Sportsman’s Cove, a boat dealer with sporting goods (no permit information).  Boat City USA took over the site in 2002 (permit #16142).  It has been vacant for more than two years.

The request does not meet item “a” above as the Comprehensive Land Use Plan recommends transition zones between incompatible uses.  As this permit relies on granting a spot zone, the ability to create transition zones is limited.  It does not meet items “b,” “g,” or “h” above as a towing yard is incompatible with the types of highway commercial uses that are normally found at an Interstate interchange.  Uses that serve residents of nearby neighborhoods and of passing motorists—gas filling stations, convenience stores, drive-thru restaurants, retail sales, hotels/motels, etc.

If the rezoning and Special Permit are approved the development restrictions and permit requirements for towing yards—fencing, landscaping, and setback requirements would help to make the request meet items “c,” “d,” “e,” and “f.”  Code Enforcement would have to ensure that the site continue to meet those requirements after it is operational.  It is difficult for the government to remove cars from private property.  It is also difficult to enforce regulations that address the exact manner in which a towing yard stores its cars.

DEPARTMENTAL RECOMMENDATIONS

Denial.

