St. Charles Parish
Department of Planning & Zoning

Land Use Report
Case Number:  PZSPU-2011-05
	
GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:						Application Date: 3/24/2011
Brian Driskill (504.338.8069) and Larry D’Antoni (504.915.0495)	
1009 North Woodlawn
Metairie, LA 70001
Skully25@hotmail.com

· Location of Site:
	10390 Airline Drive, St. Rose, to be developed to the west and north or left and rear of St. Rose 	Driving Range more than 1500’ away from of Airline Drive.
	
· Requested Action:
	Special permission to operate a mud drag strip for vehicular racing in an M-1 zoning district. 

SITE-SPECIFIC INFORMATION
· Size of Parcel:
	Applicants request the Special Permit for approximately two acres of the former 60 Acres Landfill.

· Existing Zoning and Land Use:
The 50 acre parcel is zoned M-1 and developed with a dirt bike track that reportedly is not open to the public.  

· Surrounding Land Uses and Zoning:
      To the north, property is zoned M-1 and developing with the East Bank Hurricane Protection Levee.
      To the east, or right side, property is zoned C-3 and vacant.
      To the south, M-1 property is developed with the St. Rose Driving; a C-3 property is developing as a 	restaurant; and across Airline, property is zoned M-1 and C-3 and developed with highway 	commercial use.
      To the west or right side, property is zoned C-3 and is vacant.

· Utilities:
Utilities were installed on the site for temporary emergency housing (RVs) post-Katrina.  Upgrades and extensions to those utilities (sewer, water, electricity/lighting, and drainage) would be at the expense of the developer/property owner and would be subject to current codes.

· Traffic Access:
Applicant proposes a new concrete driveway on the western portion of the property and a limestone driveway to access the track and its facilities.

APPLICABLE REGULATIONS
Appendix A, Zoning Ordinance, Section IV. 
9. Review and evaluation criteria/special permit use and special exception use: The appropriate decision-making agent and/or body shall review and evaluate each application based upon the following relevant criteria:
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.

The above criteria listed in a--g is to be considered illustrative and not restrictive, and other criteria may be considered although not specifically listed above if said criteria affects [affect] the general welfare and safety of the public at large.

AND

Mud Racers Association (MRA) Event Facility Guidelines.

ANALYSIS	
The applicants request Special Permission to develop and operate a mud drag strip and associated facilities in an M-1 zoning district with a waiver from the required permanent, dust-free driveway paving and also from beautification landscaping.  Ordinance 11-5-2, to allow vehicle racing as a Special Permit if granted by Ordinance of the Council (with a recommendation by the Planning and Zoning Commission) was approved last month.  The applicants indicate this type of racing is a tailgating event that generally requires few permanent facilities. Staff has determined that a concrete driveway onto Airline and permanent restroom facilities are required and must be permitted under the commercial building permit process. 

Parish officials conducted a noise study and were satisfied that the proposed use would not interfere with the enjoyment of property in St. Rose.  Any use of property must comply with the St. Charles Parish Noise Ordinance; and the applicants have been advised that a Special Permit cannot exempt their use from the Noise Ordinance.

The submitted site plan exceeds the recommended track design standards of the MRA with regard to pit area, staging area, race lane separation from each other and spectators, and length and guard railing of the shut-down area (area after the finish line).  Staff has requested minor revisions for clarity.

The site plan suggests:
· Two (2) 35’ wide, 200’ long mud racing lanes separated from each other by two (2) permanent guardrails
· Race lanes separated from spectators by both a 35’ wide pit lane and a permanent guardrail
· “Shutdown area” is an additional 600’ after the finish line
· Guardrail separating spectators continues an additional 300’ along the shut-down area creating a protected spectator area of 500’ linear feet.
· Tailgaters will be allowed to line up along the 500’ guardrail.
· A 10’ x 32’ restroom building
· Six (6) lights
· Six (6) fire extinguisher locations along the track and shutdown area

DEPARTMENTAL RECOMMENDATIONS	
Approval with the following:
Waivers:
1.  Waiver from required beautification landscaping
2.  Waiver from required dust-free hard surface for access drive and parking

Stipulations:
1.  The application shall notify the Department of Planning and Zoning if/when attendance at any event exceeds 400 people at any time during any event.  If attendance exceeds this number, Planning staff will coordinate with fire, emergency medical services, the Sheriff, and any other health/safety office to determine if additional site restrictions or requirements should be applied.  The Planning and Zoning Director may require the applicant to re-file or apply for an amendment to the Special Permit.

2.  Any gate on the driveway shall be setback a distance to allow a truck and trailer combination to safely pull onto the driveway and keep Airline Drive clear.

3.  Emergency Medical Services (EMS) shall be on site for at least the first two events and the Planning Director working with Emergency Services shall determine whether on-site EMS will continue to be a requirement of the Special Permit thereafter.

4.  Minor changes for clarity, as requested by Planning Staff, are allowed to the submitted site plan.

5. All events shall comply with the requirements of the St. Charles Parish noise ordinance. 
