APPEAL #1

ST. TAMMANY PARISH

MICHAEL B. COOPER
PARISH PRESIDENT

APPLICATION FOR APPEAL
PLANNING & ZONING COMMISSION
DEPARTMENT OF PLANNING AND DEVELOPMENT

$250.00

* Exemptions. If a financial hardship is demonstrated
by an applicant defined as a situation where the
demonstrated income of the property owner falls
within the parameters set by the most recent U.S.
Department of Housing and Urban Development -
Public Housing and Section 8 Income Limits for Very
Low Income (SQ percent of regional median income)
documentation shall be presented to the impact fee
administrator to determine qualifications for said
waiver of appeal fee.

Fee:

(PLEASE PRINT)

Address: 835 ;( g&, C\;fﬁ Eﬁ E Ql;)l ) Lp‘ SQ"\i S
Phone # %E XSS ’aé SS- Email AddressM@WA

Appellant’s Standing: Owner{ ) Developer () Adjacent Property Owner ( ) Other
(Please Check One)

If “Other” Check:
Please Explain: Mm:&axhgﬂad@g_;&_m:s&%
P
Reason(s) for Appeal:

F&e«m&FP

Appellant’s
Signature:

oue_ (3180

Notice of appeal shall be filed within 10 days of the Planning & Zoning Commission’s decision.

Note that this appeal will be placed on the next available Parish Council Agenda.

DEPARTMENT OF PLANNING & DEVELOPMENT
P.0. BOX 628 | COVINGTON, LOUISIANA | 70434 | PLANNING@STPGOV.ORG | 985-898-2529
WWW.STPGOV.ORG
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Notice of appeal shall be filed within 10 days of the Planning & Zoning Commission’s decision.

Note that this appeal will be placed on the next available Parish Council Agenda.

DEPARTMENT OF PLANNING & DEVELOPMENT
P.0. BOX 628 | COVINGTON, LOUISIANA | 70434 | PLANNING@STPGOV.ORG | 985-898-2529
WWW.STPGOV.ORG



ZONING STAFF REPORT PLANNING & DEVELOPMENT

2026-4652-CP Ross Liner
PARISH PRESIDENT Director
985-898-2529 21454 Koop Drive, Suite 1B, Mandeville, LA 70471 stpgov.org/planning

Location: Parcel located on the west side of Ben Williams Road, north of LA Highway 21, and south of
Hidden Valley Rd, Bush; S32, T5S, R12E; Ward 5, District 6

Petitioner: Gynn Huhn Posted: August 13, 2026
Owner: Margaret Ann Burns Sacco Commission Hearing: September 1, 2026
Size: 53.0 acres Prior Determination: Postponed for one month — 08/04/2026

Determination: Approved with limitations to twelve 12 trucks per day

Current Zoning:

L-1 (Large Lot Residential District), RO (Rural
Overlay) and MHO (Manufactured Housing Overlay)

Requested Use: Commercial Excavation
Future Land Use: Rural and Agricultural

Flood Zone: Effective Flood Zone: A, Preliminary
Flood Zone: A; CDA: Yes

Elevation Requirements:

Pending determination from Corps of Engineers

Conditional Uses:

1. Conditional use permits authorize land uses that may fit within a zoning district but require
additional review to ensure they are compatible with nearby development. These permits introduce
flexibility into the Unified Development Code by allowing uses that meet community needs while
safeguarding public health, safety, and neighborhood character. Each request is reviewed
individually to evaluate potential impacts and ensure the proposed use is integrated thoughtfully
into its surrounding area.

2. The Planning and Zoning Commission may grant waivers to the minimum standards of the
proposed use and/or impose conditions and restrictions upon the establishment, location, design,
construction, maintenance, and operation of a conditional use as deemed necessary for the
protection of the public health, safety, and welfare and to minimize adverse effects upon other
property in the neighborhood.

Request:

3. The applicant is requesting a conditional use permit for a commercial excavation operation. The
proposed activity will take place on a 53.0-acre parcel currently zoned L-1 Large Lot Residential
District, RO Rural Overlay, and MHO Manufactured Home Overlay. The property is located on the
west side of Ben Williams Road, north of LA Highway 21, and south of Hidden Valley Road, Bush.

4. Per the Unified Development Code, the term Commercial Excavation is defined as “Removal or
recovery by any means whatsoever of rock, minerals, mineral substances, or organic substances
other than vegetation from water or land on or beneath the land surface, whether exposed or
submerged.”

5. Commercial excavation uses are permitted through the Conditional Use process within a RO Rural
Overlay and are permitted by-right within the I-1, I-2, and |-3 Industrial Districts.

6. The subject property is currently undeveloped and is flanked by undeveloped residentially zoned
properties to the west and developed residential properties to the north, south, and east.

Zoning Meeting Department of Planning and Development
September 1, 2026 St Tammany Parish, Louisiana 2026-4652-CP



ZONING STAFF REPORT e PLANNING & DEVELOPMENT
2026-4652-CP MICHAEL B. COOPER Ross Liner
PARISH PRESIDENT Director
Staff Analysis:
7. Section 400-8(J) - Use Standards provides minimum requirements for commercial excavation uses

10.

including setback and buffer requirements, side slope requirements, and signage requirements.
Additionally, the project must meet all minimum standards as defined in Chapters 600 - General
Development Standards and 900 - Infrastructure of the Unified Development Code.

Following the August 4, 2026 postponement, the applicant submitted revised plans and hydrologic
information on August 20, 2026, in response to comments provided through the review process.
The revised plans provide additional information regarding the proposed excavation limits, access,
erosion and sediment controls, site reclamation, and ultimate land use. The revised plans also
indicate that the excavation area will be progressively backfilled and reclaimed. Based on this
additional information, Engineering is requiring a post-development drainage plan and hydrologic
calculations for the final backfilled condition. Additional revisions are also required regarding
proposed grading and top-of-bank elevations, excavation volumes relative to the 100-year water
surface elevation, and site access and construction details.

Staff notes that the proposed commercial excavation is a substantial, long-term operation
consisting of approximately 24 acres of excavation to an anticipated depth of 30 to 40 feet. The site
plan indicates that excavation will take approximately ten years; however, a timeline has not been
provided for completion of the proposed backfilling and reclamation. As a result, the total duration
of the operation is currently unknown.

The applicant proposes hours of operation from 7:00 a.m. to 5:00 p.m., Monday through Saturday.
As shown in the attached noise standards, the applicable daytime period begins at 7:00 a.m. on
weekdays and 8:00 a.m. on weekends. Staff notes that compliance with the applicable noise limits
does not necessarily determine whether the proposed days and hours of operation are appropriate
for this conditional use. Given the proximity of existing single-family residences and the anticipated
duration of the operation, staff recommends that the Commission consider whether Saturday
operations and/or additional limitations on the hours of operation are appropriate.

The revised plans also indicate that excavated material will be hauled off site and suitable material
will be brought back to the site as part of the backfilling and reclamation process. Given the duration
of the proposed use, staff recommends that additional information be provided regarding
anticipated truck traffic and haul routes, the phasing of excavation and reclamation, the amount of
the site that will be actively disturbed at any one time, and the anticipated timeline for final
reclamation.

(1) E R-1,R-2,L-1, L-2, $-1, $-2, TF, M-, M-M, M-H, PUD, and all zoning districts with a

manufactured housing overlay:
«~ EXPAND

Maximum dB(A)

Daytime 65 7:00 a.m. to 9:00 p.m. weekdays

8:00 a.m. to 10:00 p.m. weekends

Nighttime 60 3:00 p.m. to 7:00 a.m. weekdays

10:00 p.m. to 8:00 a.m. weekends

The applicant has provided additional information in response to the previous project review;
however, the information submitted regarding backfilling and reclamation has resulted in additional
Engineering review and the need for further hydrologic analysis. Planning staff has also requested
additional information regarding the duration and phasing of the backfilling and reclamation
activities.

Staff comments were sent to the applicant on August 24, 2026 and revised plans haven't been
submitted as of the date of this report. This staff report reflects the documents which were received
on August 20, 2026.

Zoning Meeting Department of Planning and Development
September 1, 2026 St Tammany Parish, Louisiana 2026-4652-CP



ZONING STAFF REPORT PLANNING & DEVELOPMENT
2026-4652-CP MICHAEL B. COOPER Ross Liner
PARISH PRESIDENT Director

Consistency with New Directions 2040

Rural/Agricultural: areas include mostly very low intensity uses in non-urbanized areas, such as
agriculture, horse farms, timberlands, ranches, and very large single-family lots typically larger than three
acres. No large traffic generators or noisy or pollution causing uses are located in Rural and Agricultural
areas. Low-capacity country roads—typically two-lanes—serve these areas. Septic systems and wells are
typical. The Parish’s abundant rural areas provide ample space for low intensity uses, offering residents
privacy and access to the outdoors. The countryside also fosters a number of commercial activities, such
as production farms, horse boarding, and lumber harvesting. The Rural and Agricultural category includes
these commercial uses, as well as small rural-serving businesses such as small groceries, gas stations,
restaurants, and auto repair shops. St. Tammany’s countryside supports a growing tourism industry, whose
businesses in this area include bed and breakfasts, retreat centers, nature tours, and “u-pick” farms.

Staff recommends deferring a determination of consistency with the Comprehensive Plan until the
additional information requested as part of this review has been provided. New Directions 2040
generally supports preserving rural character and limiting uses that generate substantial traffic,
noise, or other impacts in rural areas. The additional information will allow staff to better evaluate
the proposed excavation in light of those policies, particularly given the scale and duration of the
operation and its proximity to existing residential development.

Standards for Review (Sec. 200-3.4.G) - The Planning and Zoning Commission shall not grant approval
of any conditional use permit unless it makes findings based upon the evidence presented to it that the
following standards have been met;

1. The requested conditional use meets all applicable use standards as outlined in Chapter 600 of
the UDC.

2. The conditional use, if granted, will tend to preserve and advance the integrity and general welfare
of the neighborhood and adjacent development.

3. The granting of the conditional use permit will not be detrimental to the public safety or welfare or
seriously affect or be injurious to other property or improvements in the neighborhood in which the
property is located, in that it will not impair an adequate supply of light and air, or increase
substantially the congestion in the public streets, create a traffic hazard, or permit inadequate
parking, or increase the danger of fire, or substantially affect or overburden existing drainage or
sewerage systems, or endanger the public safety, nor cause serious annoyance or injury to
occupants of adjoining premises by reason of emissions of odors, fumes, gases, dust, smoke,
noise or vibration, light or glare or other nuisances.

4. The proposed conditional use includes improvements or modifications either on-site or within the
right-of-way to mitigate any potential development-related adverse impacts, including but not
limited to:

a. Adequate ingress and egress to property and proposed structures thereon with particular
reference to vehicular and pedestrian safety and convenience, and access in case of fire.
Off-street parking and loading areas.

Refuse and service areas.

Utilities with reference to location, availability, and compatibility.

® o 0 o

Screening and buffering features to minimize visual impacts and/or setbacks from adjacent

uses.

f. Control of proposed exterior lighting with reference to glare, traffic safety, economic effect,
and compatibility and harmony with properties in the district.

g. Required yards and open space.

h. Height and bulk of structures.

i. Hours of operation.

Zoning Meeting Department of Planning and Development
September 1, 2026 St Tammany Parish, Louisiana 2026-4652-CP



ZONING STAFF REPORT PLANNING & DEVELOPMENT
2026-4652-CP MICHAEL B. COOPER Ross Liner
PARISH PRESIDENT Director

j- Roadway adjustments, traffic control devices or mechanisms, and access restrictions to
control traffic flow or divert traffic may be needed to reduce or eliminate development
generated traffic on neighborhood streets.

k. The amount and location of existing impervious surface.

Zoning Meeting Department of Planning and Development
September 1, 2026 St Tammany Parish, Louisiana 2026-4652-CP
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