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MEMORANDUM
TO:

Board of Commissioners
FROM:
Planning Board and Planning and Development Staff

DATE:

February 18, 2004
SUBJECT:
Request for public hearing to consider proposed zoning text amendment concerning the use of trailers for storage following major storm events
 Except to contain mobile magnetic resonance imagers (MRIs), the zoning ordinance currently prohibits the use of trucks, semi-trailers, and trailers for storage and accessory buildings. The Town Code of Ordinances also permits limited use of trailers for construction related purposes. It was brought to the Board of Commissioners’ attention however, that following major storms, trailers and similar type of equipment may be extremely helpful for storing merchandise from damaged buildings during storm reconstruction. The Board of Commissioners expressed concern with this issue and directed staff to prepare an amendment to the Zoning Ordinance to allow property owners to temporarily utilize trucks, trailers and semi-trailers for storage space after major storm events provided certain conditions are satisfied.
In response to the Board of Commissioners’ request, Staff has submitted the attached text amendments for Section 22-251 Off street Parking and Loading subsection (f)(1) of the Town of Nags Head Zoning Ordinance. 

The amendments, if adopted would:

· Allow a business owner holding a building permit for storm-related repairs to use trucks, trailers, and semi-trailers for the temporary storage of merchandise from a storm damaged business, 
· Allow the above use of trucks, trailers, and semi-trailers for storage only following a storm for which the Town declared a state of emergency per Chapter 7 of the Town Code of Ordinances,
· Require the temporary storage vehicles to be removed from the site prior to issuance of the certificate of completion for the storm related work,
· Places a maximum time limit of six (6) months on the use of the storage vehicles and,
· Require the storage vehicles to be located in areas not used for required parking or drive aisles (under the proposed ordinance the vehicles could be located in surplus parking spaces or parking spaces which are not being used due to the storm related closing of the business).
Planning Board Recommendation:

At their regular meeting of February 17, 2004 the six (6) members of the Planning Board voted unanimously to recommend approval of staff’s proposed text amendment as presented.  The Planning Board asked staff if a business owner could be permitted to utilize the proposed ordinance after major storm activity has occurred.  Staff responded that under Chapter 7 of the Town Code of Ordinances, the Mayor has the discretion to declare a state of emergency for such storms. Once a state of emergency is in effect and the necessary building permits have been issued, an applicant could invoke the provisions of the proposed text amendment.

Staff recommendation:

Staff recommends that the proposed text amendment be recommended for adoption as presented for the following reasons:

1. The Board of Commissioners requested this amendment to give the Zoning Ordinance more flexibility to address special post storm circumstances and needs.
2. The text amendment contains specific provisions to limit the time the trailers can be used, regulate the contents of the trailers, and regulate the location of the trailers on a site. Staff is of the opinion that these provisions are adequate to prevent misuse of the ordinance and would aid local businesses in post-storm recovery.

3. This amendment is likely to promote faster, more efficient storm recovery because the need to transport merchandise off-site may be significantly reduced. This in turn would likely ease traffic demand, reduce the need for trucks to repeatedly enter and exit commercial site from major highways, and may reduce truck and passenger conflicts within sites.
4. The text amendment is consistent with the 2000 Land and Water Use Plan which places a value on promoting local businesses. 

Attachments: proposed zoning text amendment of Section 22-251
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