St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number:  PZSPU-2005-05


GENERAL APPLICATION INFORMATION
· Name/Address of Applicant:

German Coast Farmer’s Market

PO Box 498

Destrehan, LA 70047

· Location of Site:

Northwest corner of the parking lot at St. Charles Plaza, 12715 Highway 90 

· Requested Action:

Special Permit to operate a farmers’ market

SPECIFIC SITE INFORMATION
· Size of Parcel:

3.725 acres

· Existing Land Use:




 Vacant 

· Existing Zoning:

C-3

· Surrounding Land Uses and Zoning:

Site is part of existing shopping center, St. Charles Plaza. Single-family residence abutting to the west is zoned C-2.

· Comprehensive Plan Specifications:

“Maintain and encourage the residential character and encourage controlled commercial growth.”

· Utilities:

Standard utilities serve the site.

· Floodplain Information:

AE+4

· Traffic Access:

The site has approximately 725 feet of frontage on US 90, which is median-divided at this location.  There are three two-way drive entrances.  The middle drive entrance is signal controlled and has a median cut meaning that vehicles can enter safely from both the eastbound and westbound lanes and can also exit heading east and west.  The other two driveways are sign-controlled and do not access median cuts.  Vehicles can only enter from the eastbound lane and exit to go eastbound.

APPLICABLE REGULATIONS

31.3.
Green market: A permanent or seasonal market involving the setting up of two (2) or more booths, tables, platforms, mobile units, or similar displays where producers and/or growers sell fresh produce and/or value-added products directly to customers at stalls or mobile units in an open-air location; where individual vendors operate under the supervision of a market proprietor who shall rent or otherwise arrange for assigned space(s) for each vendor and provide proof of each vendor's compliance with all applicable federal, state, and local regulations. (Ord. No. 03-1-12, § I, 1-21-03)

Items permitted for sale shall be limited to:

(1)
Fresh produce such as fresh fruits and vegetables, edible grains, nuts and berries, and herbs.

(2)
Nursery items and cut flowers such as plants and trees, fresh and dried flowers, and decorative vegetation grown or legally gathered by vendors themselves.

(3)
Value-added products such as juices, honey, jams, jellies, dried fruits, baked goods, and dairy products if the primary ingredient was grown or gathered by the producers themselves.

(4)
Poultry, meats, fresh farm-raised or harvested seafood, dairy or poultry products.

(5)
Promotional items such as pens and pencils, tee-shirts, caps, etc. may be offered only through the market proprietor.

(6)
Other items such as arts and crafts may be sold during special events permitted as per Chapter 17 Article II of this Ordinance.

Appendix A. VIII. B. (1)

c.
Off-street parking facilities shall be drained to eliminate standing water and prevent damage to abutting property and/or public streets and alleys. Parking facilities shall be surfaced with material in accordance with design specifications outlined in appendix B [of this section; not printed herein]. Off-street parking areas shall be maintained in a clean, orderly and dustfree condition at the expense of the owner or lessee and shall not be used for the sale, repair, dismantling or servicing of any vehicles, equipment, materials or supplies.

Appendix A. IV. 9. Review& evaluation criteria/special permit use & 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 impacts 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 land 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. (Ord. No. 93-12-6, 12-6-93)

ANALYSIS

The applicant requests special permission to operate the German Coast Farmers’ Market on Wednesday evenings from 4:00 pm to 7:00 pm on the northwest corner of the property of St. Charles Plaza.

A 1982 plan shows the site as permitted with 25 units offering over 153,000 square feet of leasable space anchored by a 50,325 square foot retail store (originally Woolco).  Mini-warehouses are indicated along the south property line.   620 parking stalls are indicated: 51 in the front or northeast corner serving approximately 20,500 square feet of lease space, 236 in the southeast corner or rear of the site behind the strip center, and 383 in the main parking area serving approximately 132,500 square feet of lease space.  

Currently, 23 units are occupied by a variety of office, retail, restaurant, and personal service establishments, and the anchor is vacant.  The parking design has changed slightly.  Mini-warehouses have expanded taking approximately 25 of the stalls in the rear parking lot where the design stripes are faded; the front and main parking areas have been re-striped to a slightly different plan recently; at least 350 parking stalls are striped and accessible currently. Occupancy of the anchor would require striping of the rear lot.  

On three Wednesday evenings this year planning staff have observed the site for 30 minutes and found no cars parked in the northwest corner, the area that is subject of the application.  Over 85% of vehicles entered and exited from the two eastern-most driveways.  The center driveway is controlled by a traffic signal making it the one most frequently used for exit.  

Although the site is an established parking lot, the Department has determined that the northeast corner is surplus parking; that the number of parking stalls available exceed the number that the code of ordinances requires for the uses occupying the mall.  Additionally, State and Federal laws, specifically The Right to Farm Act, protect local growers from local regulations that may limit their ability to sell their produce.  For these reasons the request is not in conflict with Appendix A. VIII. B. (1) c. listed above.  The German Coast Farmers’ Market celebrates two years of operation at the parking area at Ormond Plantation.  Code enforcement has no record of complaints.

The application meets criteria a, b, c, e, and g pertaining to the appropriateness and impact of the requested use because the site is zoned C-2, is developed for commercial use, is accessible by a state highway, and will meet the 5’ required front and side yard setbacks.  The specific use, an open air market offering predominantly local produce, will be unique to the area.  The design on the submitted site plan indicates that the application also meets criteria d and f pertaining to safety and convenience of circulation in the area.  The Department will monitor the setup and make any recommendations for increased safety and circulation.

DEPARTMENTAL RECOMMENDATIONS

The Department recommends approval with the stipulation that the Department of Planning and Zoning may require minor revisions to the site plan.  

If approved, this application requires a supporting resolution by the Parish Council. 
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