St. Charles Parish

Department of Planning & Zoning

Land Use Report

Case Number:  PZS-99-73

 GENERAL  APPLICATION INFORMATION
· Name/Address of Applicant:

Ashton Plantation Estates, LLC


 
   P.O. Box 157



    Harvey, LA  70059 
· Location of Site:

Luling, LA

· Requested Action:

PZS-99-73 requested by Ashton Plantation Estates, LLC for preliminary plat approval of Ashton Plantation Phase 1, a subdivision of a portion of Tract 11 of Ashton Plantation in Section 87 and 97, T13S R20E and Section 8, T13S R21E, into Block 1, Lots 1-75; Block 2, Lots 1-48; Block 3, Lots 1-21; Block 4, Lots 1-31; Block 5, Lots 1-20; and Block 6, Lots 1-16. 

· Purpose of Requested Action:


Resubdivision of property.

SPECIFIC SITE INFORMATION
· Size of Parcel:

106.14 acres

· Existing Land Use:

Vacant / Agricultural
· Existing Zoning:

R-1A and C-3 

· Surrounding Land Uses and Zoning:

Residential along the east boundary; vacant / agricultural along the western boundary,adjacent to Interstate 310; River Road along the northern boundary and 

· Comprehensive Plan Specifications:

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

· Utilities:

Standard utilities will be connected to existing services.  
· Floodplain Information:

X, non hazard area; AE +4, special flood hazard.
· Traffic Analysis:

The site is served by River Road (LA 18) to the north and Hackberry Street to the east.  The Ashton Street / River Road intersection is within 150 feet of the proposed collector boulevard intersection with River Road.  Presently, a solid yellow stripe on River Road fronting Ashton Street prohibits left turns from Ashton Street to westbound River Road. There is a potential for congestion at this area, as part of the traffic improvement along River Road the Planning & Zoning Department will inform LA DOTD of the potential conflict.  LA DOTD will ultimately have final authorization to satisfy traffic concerns at this exchange.  Possible solutions to the potential conflict would be to consider, in conjuction with LA DOTD:

A) Make Ashton Street one-way away from River Road so that travel on westbound River Road can occur via a left turn at St. Charles Street, one block east of Ashton Street;

B) Create a u-turn lane on eastbound River Road at St. Charles Street to accommodate westbound traffic from Ashton Street. 

C) Combine the entrance of Ashton Boulevard and Ashton Street to provide a single access at River Road.

The traffic improvements along River Road will be determined by LA DOTD and St. Charles Parish before construction approval is granted.

Hackberry Street in its present design may present potential problems in efficient traffic flow and capability.  The traffic impact analysis provided by the developer indicates infrastructure improvements to Hackberry Street at 500- 550 structures.  The developer further indicates that Hackberry Street will be used to gain access during construction. Existing Hackberry Street measures 17 feet wide, it is substandard and access should only be authorized after Hackberry is brought up to current subdivision standards.

ANALYSIS

This request is being presented to subdivide the subject property into 210 residential lots and one community center lot. This subdivision request is the first phase of an estimated 20 – 25 year multi-phase development.  It is anticipated that final approval will be requested for this subdivision in phases.  

The department recommends that some basic premises be in place prior to construction approval:

1. The traffic improvements along River Road will be determined by LA DOTD and St. Charles Parish and shall address issues raised in the traffic analysis.

2. Hackberry Street should be improved to meet minimum subdivision standards AND should be improved before construction approval is granted to alleviate possible traffic congestion during subdivision construction.

3. A maintenance agreement should be negotiated between St. Charles Parish and the developer to address inevitable road damage of Hackberry Street.

The department further recommends two basic premises as conditions of phased final approval:

1. The collector boulevard should be included in the first phase to be finaled, so as not in place undue traffic demands along Hackberry Street.
2. As final approval is requested in phases the drainage improvements should be reviewed and approved independently by Public Works to be adequate for the requested phased approvals.  
DEPARTMENTAL RECOMMENDATION
The Planning Department recommends approval provided the mentioned concerns are satisfied.

