Comprehensive Question and Answer Document
Logistics Corridor Community Meeting
May 23, 2022 | 5:30-7:30 PM
St. Tammany Parish Council Chambers

TRAFFIC
1. Don’t understand entry and exits – traffic will be an issue with Lakeshore High School
and semi-trucks taking the same exit as school traffic
a. The LA 1088/I-12 interchange (Exit 68) was designed for connection to the future
LA 3241 4-lane highway from I-12 to Bush, LA. Highway 3241 is now under
construction; however, it has been redesigned to connect to I-12 at Highway 434.
Therefore, Exit 68 is significantly over-designed for the current traffic load. There
is currently no projects associated with the rezoning of this property. Once a project
is determined, all appropriate traffic and egress plans will be addressed according
to rigorous standards of the St. Tammany Parish Unified Development Code
standards based on the type of use and need of the project
2. How will you deal with the traffic impact on 1088 and I-12?
a. Hwy 1088 is already four lanes of traffic with a turning lane both inbound and
outbound, essentially making it six lanes of traffic up to and past the Wadsworth
entrance. Impacts will ultimately be determined by the end users, and at this point
there is no way of knowing who that will be. Once there is a project, all required
studies will be completed (including a mandatory traffic study) and mitigation plans
will be created and implemented to ensure the least impact possible.
3. Concerns about first shift of the day (7-3) interfering with Lakeshore high school
traffic
a. Distribution and Logistics sector companies are designed to be very flexible in the
scheduling of their fleets and we will work with the school district to ensure the
least amount of impact once an end user is in place. For example, in Pearl River,
Associated Wholesale Grocers staggered their shifts to not interfere with Rooms to
Go. Any new business can adjust their schedules to not interfere with school traffic.
4. Is there some way to create another exit for any industrial traffic?
a. It could certainly be a consideration. The Region’s 5-year transportation
improvement plan (TIP) is currently being updated by the Regional Planning
Commission, and the Parish’s multi-modal transportation plan is getting final
approval and will be initiated soon. All future improvements will depend on the
results of those plans as well as available funding.
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b. Capacity will continue to fluctuate on I-12, which is considered to be one of the
most strategic logistics corridors in the country. Trucks from other states and
surrounding parishes are already coming through St. Tammany Parish going to
Florida, Texas, Memphis, and other destinations throughout the Southeastern
United States.
5. Concerns about traffic at Lakeshore High School – mom who is concerned about her
children driving on the road.
a. Trucks will enter the site in a specific entry and exit and will be in a contained area
for direct access to I-12. The trucks will not be traveling up and down 1088 and
into existing communities.
6. If your proposed AML zoning is approved for the 827-acre parcel on 6/2/22, and the
proposed intermodal hubs are constructed on that parcel as well as the adjacent
Azby/Crosby parcel of 161 acres, how many additional 18-wheelers, as well as other
trucks and vehicles, per day do you anticipate will be added to the current traffic
conditions on I-12?
a. There is no way to determine that currently, since there is not a project associated
with this effort. Different types of facilities exist within the allowable uses and
specific traffic impacts cannot be determined without a company specific end user.
However, the master and strategic planning work that is being done on the site will
allow the developer to be nimble and respond accordingly based on the specific
needs and recommendations set forth by the mandatory traffic study that will be
completed for each potential project.
7. If your proposed projects cause horrific traffic conditions by adding countless 18wheelers to I-12 and other St Tammany roadways, how will this be addressed, who
or what governmental entity will address it, and who will pay for that response?
a. At this time, we cannot determine the specific traffic impact without knowing who
the end user will be. Once there is a specific project, all required studies will be
completed (including a mandatory traffic study) and mitigation plans will be
implemented to address the needed capacity. A concerted effort between parish
and state governmental partners would take place to address any issues, depending
on if the roadway impacted is a local or state-owned road. As a result of mandatory
studies, there will be requirements of the project itself plus state and local economic
development.
8. Why would the Parish build Lakeshore High School on 1088 then promote this
project area for high density truck traffic exposing students and staff?
a. It has been well proven that both entities can coexist. The school is approximately 2
miles from the Wadsworth entrance which provides a significant forested buffer
between the school and the AML designated site.
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9. Why AML when the people say no because we want to keep our bedroom community.
Ask the people. Why is AML not on the ballot?
a. A zoning change is not required to be put to a vote of the public as determined by
the St. Tammany Parish Unified Development Code. Crosby Development has
followed all the rules and requirements and has gone through multiple public
hearings and an extensive review process as is required by current statutes.

AML ZONING
10. Why were there multiple zoning designations within the property without AML
zoning – A1, A2, A3, A4 zoning are next to AML?
a. The Wadsworth site is currently designated with a PUD overlay, or Planned Use
Development. As described in the St. Tammany Unified Development Code: “The
purpose of the planned unit development (PUD) overlay is to encourage flexibility
in the development of land, creative design, more orderly development and to
promote and preserve the scenic features of the site.” As such, multiple uses are
allowed within a PUD overlay. In addition, AML uses were added to the PUD
through the required amendment processes. It should also be noted that there is I1
and I2 zoning adjacent to the current Wadsworth site.
11. Before you and/or parish do this rezone to AML, why not remove objectionable uses
from the zoning before you rezone to AML?
a. There are many other aspects of the current AML Zoning ordinance that we believe
need to be looked at such as setbacks, building heights, buffer areas and potential
uses. We can and will control the uses as necessary to prevent air and water
pollution. We are currently working with our parish council members to make
potential revisions and these changes will occur through the prescribed legislative
process at the parish council.
12. Since your Azby/Crosby 161-acre parcel is located in a PUD, and is not zoned AML,
but was approved on 10/19/21 for a 1.5 million square foot building, which is not
allowed under any existing zoning, does this indicate you will continue to get Zoning
Commission to approve classifications that are not allowed under the law?
a. No, everything has and will be done in accordance with Parish law.
13. Did Parish President Cooper actively solicit your help on the development of these
AML zone areas, and if so, exactly what transpired in terms of meetings, emails, and
telephone conversations, and when?
a. St. Tammany Corporation, with support of the parish administration, presented
Crosby Development with sector specific business research and a strategic vision
to create a Logistics Corridor that would provide substantial economic development
benefits to the parish. After an extensive and detailed review of that business
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information, along with the interest level we received from the market sector, it was
collectively decided that rezoning to AML would be the best course going forward.
14. What justification, economic or otherwise, does the Parish have for approving this
massive AML zoning where NONE presently exists?
a. For years, St. Tammany Parish has worked to attract high-value companies and
position itself as a destination of choice for our targeted industries. We have
identified Logistics, Advance Manufacturing, and Scientific and Technical sectors
as our target industry growth sectors in our parish-wide strategic economic
development plan, THRIVE 2023, which guides every aspect of what St. Tammany
Corporation does. The development of this strategic corridor of excellence will
create high demand jobs for our residents, will significantly support our tax base,
and strengthen our quality of life.
15. AML zoning classification is too broad, which puts the burden on the citizens to
enforce the intended scope of use. ST. Tammany Parish Government should rewrite
zoning code to limit scope of use, such as AML1, AML2, AML3, etc.
a. Please see question 11.
16. How are these 833 acres appropriate for rezoning when the Azby parcel is not rezoned
AML?
a. AML uses are allowed on the Azby parcel under the commercial PUD which
governs the use of the property. This was done in October of 2021. It should be
noted that several objectional uses that are allowed under AML were intentionally
not included in the PUD amendment.
17. This project is described as 827 acres, but the future land use map shows 2,000-plus
acres for AML. What are the future plans of McEnery and Crosby to expand to the
15 uses of Advanced Manufacturing and Logistics? Why not create a zoning category
for distribution centers only? I don't like the 15 uses under AML. Those scare me.
Why the rush? Infrastructure should be in place first!!!
a. Crosby Development has no future plans beyond the Wadsworth tract and the 827
acres.
18. How have other AMLs fared in other plans? Name 3- and 10-year results.
a. There are no AML corridor developments in St. Tammany Parish as is currently
being mastered planned at this site to draw conclusions from, but this industry has
fared extremely well across the region and nation. In fact, the parish has about 7,000
jobs that are supported by this industry sector at notable successful companies such
as Rooms To Go, Folgers, AWG, and American Factory Direct, just to name a few.
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INFRASTRUCTURE
19. Whose responsibility will be infrastructure upgrades around the site? Property owner
or state?
a. There will be requirements for the developer, specific companies, and government
partners.
20. What are the infrastructure upgrades planned for Hwy 1088 prior to the start of these
projects?
a. Hwy 1088 is already four lanes of traffic with a turning lane both inbound and
outbound essentially making it six lanes of traffic up to and past the Wadsworth
entrance. Impacts will ultimately be determined by the end uses and required
development traffic studies will determine what improvements will need to be
made.
21. Will there be a commitment to permeable concrete at this site so that water can flow
back to natural aquifers?
a. Crosby Development makes commitment to exceed minimum requirements of
detaining 25% of runoff. The Wadsworth site already has 18-acre detention pond.
Crosby Development has also set aside two 40-acre areas for detention ponds. We
have also spoken with the Parish and DEQ about improving quality of water for
clean flow. The stormwater runoff from this project will serve to improve
downstream water quality.
22. How will this affect parish wastewater system?
a. This project will have its own wastewater system.
23. Would you consider adding a railroad spur to ship from the port of New Orleans to
a warehouse district? Would relieve 18-wheeler trips
a. Yes; however, this is up to the prospective business that chooses to locate on this
property.

TAX INCENTIVES
24. Has anyone spoken to District 4 Fire Dept.? If it becomes an ITEP project, no tax
money will come in, and there would have to become a special taxing district?
a. With current economic development practices, fire protection costs are always
taken into consideration for major economic development projects. Three years
ago, St. Tammany Corporation worked with the fire chiefs to incorporate a fire
protection impact analysis into the development of projects. The procedures
adopted have been created in partnership with and endorsed by the St. Tammany
Fire Chiefs.
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25. Is there any estimate on the tax revenue for the parish from this development? Are
companies eligible for tax breaks?
a. The revenue to the parish would depend on the end user. Factors such as job
creation numbers, pay rates, sales, and the total investment by the company are used
to estimate new parish revenue. These factors are typically higher among the caliber
of companies in this sector that would be recruited to a site of this quality.
26. Will owners seek tax exemptions? Will Parish Council commit to denying them?
a. Tax exemptions sought by specific businesses are extensively reviewed and
approval is contingent on factors such as industry type, size of local investment, job
creation, and other ROI indicators. The Parish Council would have to consider any
request on a case-by-case basis, and any questions regarding positions should be
directed to the appropriate governing body.
27. What is St Tammany Parish Government’s position on ITEP ad valorem tax
exemption or parish local exemptions for AML developers?
a. Questions regarding the St. Tammany Parish Government’s position should be
directed to the appropriate governing bodies.
28. If this project is designed for economic development, how will the Parish protect
against the state potentially giving tax incentives to companies and depriving schools
and sheriff of revenue?
a. Programs like ITEP or other state-level incentive programs that involve tax
abatements require local and state approval in order to be implemented.
Specifically, in the case of ITEP, consideration is required by multiple local taxing
bodies and the State has committed not to bypass this process.

JOBS & WORKFORCE
29. Concerns about blue collar, low paying jobs
a. St. Tammany Corporation believes strongly in the equity and dignity of all workers.
Skilled jobs contribute the same economic impact to our local economy as jobs that
require a university degree. The Transportation and Logistics sector includes a wide
variety of jobs including skilled positions, from those requiring certificates and 2year degrees, to those that require a bachelor’s degree or higher.
30. How many permanent blue-collar jobs? What will be the minimum wage?
a. The number of permanent jobs will be determined by the specific companies and
industry demand. This industry provides good paying jobs at all levels of education.
In addition, St. Tammany Corporation partners with Tri-Parish Works, Northshore
Technical Community College, and Southeastern Louisiana University to develop
specific training programs to train workers and enable them to obtain well paying
positions. Logistics sector jobs in our community have average hourly wages of
$24.24/hour or over $50,000 annually
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31. Where is the workforce coming from? We can’t even fill the jobs that we have now.
a. As a part of the creation of our strategic plan, THRIVE 2023, our organization
impaneled a team of experts that performed an extensive labor shed analysis. From
that study, we know that there are close to 50,000 people who leave the parish every
day to go to work. That analysis also gave us information that our labor market
draws workers from a 90-mile radius, from Baton Rouge to the Mississippi Gulf
Coast. Specific labor needs will be determined by the ultimate end users. However,
based on our research, we believe that there is a sufficient supply of labor to meet
requirements. In fact, our educated workforce is one of the many reasons this sector
and many others are interested in locating in our community. In addition,
Northshore Technical Community College, along with Tri Parish Works, are
dedicated workforce development partners that create, and support customized
training programs committed to bolstering our existing and future workforce with
the programs needed to obtain high-value, high-wage jobs.
32. Where will the workforce come from and be housed?
a. Please see the answer to question 31.
33. How many people will be employed and at what salary?
a. Please see the answers to questions 30 and 31.

ENVIRONMENTAL/QUALITY OF LIFE
34. Why were no environmental studies conducted to determine whether the proposed
AML will cause great harm to the environment through destruction of wetlands and
forests and air pollution, runoff water pollution, into scenic waterways?
a. Environmental studies are premature at this point. They will be performed at the
development design stage and will be based on the specifics of end users.
35. How will you address the pollution caused by trucks idling?
a. City/parish ordinances can be deployed to curb excess emissions. Plus, many of the
businesses that we are targeting want to reduce their own costs and emissions and
are proactively reducing emissions by the conversion to and addition of alternative
fuel fleets.
36. Will any wetlands be filled in?
a. Pine forest wetlands were created by the building of I-12 and can technically be
clear cut or filled in – they are not naturally occurring.
37. We have heard about what is being envisioned for this tract. Will it be set in stone,
minimum greenspace requirements, maximum height requirement, minimum
distance from 1088, etc.?
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a. Any project that is created on this site or any site in St. Tammany Parish will have
to adhere to the rigorous development guidelines set forth in the St. Tammany
Parish Unified Development Guidelines.
38. How will hurricanes and other national disasters affect the ability of people to
evacuate vs. industry?
a. This site is north of I-12 which is not in a mandatory evacuation zone. The
companies acquiring the sites are well aware of any hurricane, natural disaster
threats and will not wait until the last minute to prepare. Having the distribution
facilities in our community will, however, give the parish the ability to distribute
post disaster supplies quickly. The ability to supply our community quickly and
efficiently will help maintain our quality of life.
39. Why weren't the residents made aware of this? As this will impact our quality of life?
a. There have been four advertised public hearings on various components of this
project going back to October of 2021.
40. After you pour 1000 acres of concrete, will there be less noise, less flooding, less traffic,
less diesel fumes? Or more?
a. There is no specific prospect associated with this rezoning effort. As such, there
is no data to imply that 1,000 acres of concrete will be poured. Additionally, this
site is 827 acres and cannot accommodate that much concrete.
41. After you've cleared 1000 acres (or will it be 10,000), Will there be more fresh air and
pine trees for our bike path? We don't want casinos and we don't want prostitutes
that come with truckers.
a. There is not a current project associated with this effort and as such, there is no data
to imply that the amount of acreage will be cleared. The site is 827 acres.
Additionally, there will be no casinos and the facilities do not provide for any
overnight stay, entertainment, or gambling. The tenants will be high-end
businesses, most likely in the Distribution and Logistics sector.
42. How would drainage from this property affect the overall Parish; Ability to use our
existing drainage system?
a. STP development codes require a 25% reduction in storm water runoff. The
developer intends to exceed that requirement.
43. Can you ensure there will not be groundwater pollution for those of us with well
water?
a. The types of businesses that we will allow will not cause any ground water
pollution.
44. How will you limit air pollution from the trucks?
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a. There is currently no project associated with this rezoning request. The Distribution
and Logistics sector globally has committed to offsetting its carbon footprint by
converting existing fleets and creating new fleets that utilize alternative fuels such
as electricity and natural gas.
45. Economic development has little concern about the impact of quality of life of the
5000 voters on Hwy 1088.
a. Economic development at its core is centered around strengthening the quality of
life through economic investments, job creation, and high-value development that
keeps up with the changing times. The community does not want to be left behind
and become a thoroughfare for the neighboring parishes to advance, but still use
the roads in the parish. The community does not want to be left behind and become
a thoroughfare for the neighboring parishes to advance, while using the roads in our
parish. The development of this long-range vision will capture investment and
quality of life enhancements for the St. Tammany to improve current and future
critical infrastructure needs and create high-demand, high-quality jobs for our
children and grandchildren.
46. Who will be responsible for maintenance of retention and detention ponds? Any plans
for renewable energy to power facilities? How many square feet is the range for sizes
or buildings?
a. The business that locates on this property will be held to rigorous standards of the
St. Tammany Parish Unified Development Code. Companies in this sector have
committed globally to the utilization of numerous alternative fuels for their
buildings, including solar. While the zoning allows up to 1,000,000 square feet,
that current market trend has shown building projects ranging from 150,000500,000 square feet.
47. What happens to the sediment cleared out of the retention ponds? How will that affect
the environment of that area? Can deed or ordinance direct this disposal?
a. Sediment removed from ponds will go to a landfill and will be part of the
maintenance agreement between the property owner association and the Parish.
DEVELOPMENT
48. What experience do you have developing 1.5 million sq ft buildings?
a. Crosby Development indicated the following: “We are doing the land development
only. Companies that develop large scale AML type facilities will have their own
design team.
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49. Crosby, why did you change the idea of building a much-needed resident or
retirement village community, which is most needed?
a. A resident or retirement village in this area would not meet the needs of the clients
– close to hospitals and shopping. Crosby Development has extensive experience
in developing land to its highest and best use. Whether it is 20, 800, or 1200 acres
of residential, office space, apartments or commercial, permitting, creating streets
and drainage, etc. are all the same. Drainage and streets are easier and more efficient
to develop in large parcels at one time rather than “piecemealing” it together
separately.
50. Crosby, what advantages do you gain by inserting an industrial development in a
peaceful residential area?
a. This site is the perfect location for an AML development. It has access to the
interstate and is not located in a densely populated area.
51. Comment: Economic development goal is to bring jobs and tax revenue to the parish.
St Tammany has an extreme labor shortage now. Taxes will be deferred for a new
industrial development. The parish president has noted recently that he is aware the
traffic increase in the parish is unmanageable. Hwy 1088 is impossible with traffic
now!
CRIME & EMERGENCY SITUATIONS
52. Has there been any studies on crime rates in industrial parks?
a. No, but those facilities are highly protected and secure. The tenants will be high
end businesses with strong security.
53. What are the law-and-order processes? (i.e., Sheriff Department, trafficking, etc.)
mixed zoning can have better (lower) crime effects.
a. These facilities are highly protected and secure. The tenants will be high end
businesses with strong security.
54. How do you address emergency situations such as fire and hurricane evacuation?
a. This site is north of I-12 which is not in a mandatory evacuation zone. The
companies acquiring the sites are well aware of any hurricane, natural disaster
threats and will not be waiting to the last minute to make preparations. Having the
distributions facilities in our community, will however, give the parish the ability
to distribute post disaster supplies quickly. The ability to supply our community
quickly and efficiently will help maintain quality of life. Sophisticated fire
protection systems will exist in the facilities as is required by law. Companies of
all sizes and industries have a personal stake in protecting their investments.

OTHER CONCERNS
55. With this particular proposal, have you given full disclosure concerning the acreage?
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a.

Yes. The site is 827 acres.

56. If the property is rezoned, how can citizens he guaranteed that the oral commitments
you are making will in fact be implemented?
a. Mr. Crosby has a proven track record in developing environmentally conscious
projects. He is committed to producing something the community can be proud of.
Also, there will be additional public hearings when it is time to submit development
plans and the public will have the opportunity to weigh in.
57. What is the connection to the Port of New Orleans?
a. The Wadsworth development project is not directly connected to the Port of New
Orleans.
58. Since Mr. Masingill says houses would not be compatible - houses pay property
taxes!!! - can you promise the project will not be an ITEP and pay taxes?
a. Under state law, no project is eligible for 100% property tax exemptions.
59. Fire District #4 says they have not been contacted, and if this were an ITEP, there
would either have to be a special taxing district or citizens property taxes would have
to be increased.
a. Fire District 4 was contacted in June of 2021 when the original Wadsworth property
was acquired. There are no specific end uses at this time, and as such, we cannot
determine the tax implications of a non-existent project. Once that is determined,
the fire district will be contacted, and appropriate measures will be taken to offset
any burden to the fire district. St. Tammany Corporation takes great care to ensure
the fire districts are not negatively affected by any project that locates in our
community.
60. Why here? Why not closer to the Port of New Orleans? Why not closer to the
intersection of the three major interstates I-12, I-10, and Hwy 59?
a. St. Tammany Parish is ideally located for this industry sector to be a premier site
location to supply goods to the Southeastern and Midwestern United States.
61. What about the Port of New Orleans hub? Is that part of this current 800 plus-acre
site?
a. This site development project has no direct connection to the Port of New Orleans.
62. How many elected officials have received, or will receive, campaign contributions
from you or your firm?
a. This question is not relevant to this project.
63. Why was the 2040 Plan approved by an unelected Commission without the right to
appeal and without a vote by citizens?
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a.

This question is not relevant to this project.

64. When was the land on 1088 originally cleared, and what has happened to the property
since then?
a. There has been no development on the land.
65. How many residences exist on 1088 north of I-12?
a. The closest residential development is approximately 5 miles away from the site.
66. How will taxes be appropriated?
a. Taxes will be paid to the appropriate taxing bodies as per current parish law.
67. Comment: Great opportunity for St. Tammany Parish
68. There was one question card that was not legible and therefore is no included in this
document.
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