St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number: PZSPU-2005-06
GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

Duhe Bros, LLC & Cypress Ventures, LLC

716 Williams Blvd.

Kenner, La  70062

504.468.6195
· Location of Site:

North side of Airline Highway at the west parish line

· Requested Action:

Special Permit Use to build and operate a truck stop with video poker

SITE – SPECIFIC INFORMATION
· Size of Parcel:

Over 10 acres.

· Existing Land Use:

Second hand store and office activities.

· Existing Zoning:

M-1 

· Surrounding Land Uses and Zoning:

Vacant land zoned W exists to the east.  Zoning north of the site is C-3 with vacant land.  M-1 zoning with portable building sales and some vacant land exist across Airline.  West of the parish line, land use is general commercial.  

· Comprehensive Plan Specifications:

"Maintain the rural and agricultural character while encouraging controlled residential growth and limiting commercial/industrial growth.

Allow commercial/industrial development to locate along Airline Highway while implementing business corridor overlay district regulations."

· Utilities:

St. Charles Parish sewer is not available.  Water is available.  Other private utilities serve the site.

· Floodplain Information:

The site proposed for development is zoned X.  The remainder of Tract 7 is in a flood prone area.

· Traffic Access:

Site has frontage on US61/Airline Drive, a federal highway.  The highway is divided by a narrow median 

APPLICABLE REGULATIONS

Appendix A., Section VI.

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

1.
Use Regulations:

c.
Special permit uses and structures include the following:

(4)
Truck terminals (with video poker gaming facilities) upon review and approval of the Planning Commission, and supporting resolution of the Council (Ord. No. 98-4-17, § IV, 4-20-98). Truck terminals with video poker gaming facilities shall conform to the regulations set forth by the state of Louisiana and to the following regulations:

(1)
Frontage shall be on a median-divided, major arterial with a minimum of 4-roadway lanes, and having federal or state designation.

(2)
Minimum lot size of site shall be ten (10) acres.

(3)
Truck terminals with video poker gaming facilities shall also have all of the following amenities:

a)
a separate truckers' lounge

b)
a full-service laundry facility located in a convenient area for truckers' use

c)
private showers for men and women and not located in an area open to general public restroom facilities

d)
a travel store with items commonly referred to as truckers' supplies (items commonly used only by commercial motor vehicles)

e)
truck scales

f)
separate truckers' telephones

g)
permanent storage facilities for fuel

(4)
These regulations shall not be applied to any truck stops with video poker gaming facilities which have received a Certificate of Zoning Compliance previous to the date of this ordinance, notwithstanding any other provisions of this ordinance. (Ord. No. 01-5-18, § IV, 5-21-01)

AND:
Appendix A. 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.

ANALYSIS

The applicants are requesting a Special Permit to build and operate a truck stop with video poker at this location for the third time.  The property was zoned M-1 in case number PZR 2004-17 (Ordinance 04-8-1; from C-3).  At the same time, the applicant requested a special permit for a truck stop and RV park/campground with video poker.  With that application, the department requested that the applicant prepare a wetlands delineation to determine if a 404 permit is required, to have plans reviewed by LA DOTD, and to supply letters of no objection from the owners of pipelines and energy lines that cross the site.   The application, PZSPU 2004-09, was tabled  by the Planning Commission for a number of reasons including the mingling of passenger vehicles and commercial trucks on the site.

The applicant revised the site plan such that the casino and campground moved from the east side of the site to the west side, the circulation of different types of vehicles was separated, and an additional truck entrance was indicated.  In terms of traffic access from US 61, the plan indicated a truck entrance aligned to Evangeline Road controlled by a stoplight.  This revision proved problematic, however, because the applicants’ property line does not extend to Evangeline Road; in other words, the site plan had extended the development onto private property the applicant does not own.  Another revision was the proposal to remove the US 61 median for a “fifth lane (turning lane).  This revision cannot be permitted because the code specifically states that “Frontage shall be on a median-divided, major arterial with a minimum of 4-roadway lanes, and having federal or state designation.”  A fifth traffic lane cannot be considered a median.  Ultimately, the Planning Commission denied PZUPU 2004-09.

The applicant reapplied (case number PZSPU 2004-12) a with a slightly different design of access opposite Evangeline Road and a letter from the adjoining property indicating a willingness to allow such a driveway to be built on their property.  This application was also denied by the Planning Commission (minutes included in this agenda). 

Tonight’s application offers a much simpler site plan indicating  one building approximately 7000 sq. ft. to house a convenience store, restaurant, and casino as well as a fueling area and parking for 56 passenger vehicles and a fueling area and parking for 60 commercial trucks.  The plan also indicates a “future” carwash.  In order to issue a commercial building permit for this project, the “use” will have to be approved by the Planning Commission and receive a supporting resolution of the Parish Council, site plan will have to be revised to show at least, a  loading zone, additional landscaping, and a median remaining in US 61.  The applicant will have to show proof that the proposal meets the standards of the Louisiana Gaming Control Board and can be permitted by the Louisiana State Police Video Gaming Division; the State Department of Environmental Health will have to permit waste treatment and disposal for the development; the Department of Transportation and Development must permit the access drives from Airline Highway, and the State Fire Marshall must approve building plans.  

Local law offers eight evaluation criteria for a Special Permit.  Departmental policy is to recommend approval of applications that meet at least five of the criteria.  This application meets seven (7) of the criteria.

It meets criterion a because it locates commercial/industrial development on Airline Drive in accordance with recommendations of the Comprehensive Land Use Plan.  The application meets criteria c and g because the proposed development is less intense than many M-1 permitted uses.  The proposal is for a commercial development that attracts large vehicles rather than the fabrication and manufacturing activities permitted in M-1.  With a loading zone and the approval of the Department of Transportation and Development, the application also meets criteria d and f regarding the safety of vehicular traffic.  
Criterion b is not applicable.  Criteria e and h will be met through the building permitting process.
DEPARTMENTAL RECOMMENDATIONS

The Department recommends approval of the Special Permit with the condition that appropriate minor site plan revisions be allowed at the building permitting stage.

