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 MUNICIPAL SERVICES CENTER  
6703 Sullivan Rd  ⬧  Central, LA 70739  ⬧  p: 225-262-5000 

June 20, 2024    REVISED July 16, 2024 

TO: Zoning Commission 

FROM: Melissa Guilbeau, AICP, Planning Consultant, and  

Taurus Freeman, MPA, Deputy Program and Planning Director 

Re: PUD-1-24 Planned Unit Development Preliminary Plan for The Summit at Greenwell Springs  

Application Summary  

Property Owner Garden Gate Properties, LLC Submittal Date May 16, 2024 

Applicant & 

Design 

Professional 

Mickey L. Robertson, 

MR Engineering & Surveying LLC 
Total Site Area 34.30 acres 

Location 

North side of Magnolia Bridge Rd and west side of Greenwell Springs Rd 

on Tract Y-1-A of the Lawrence E. Kennard Tract 

Zoning 

Commission 

Meeting Date 

June 27, 2024 
City Council 

Meeting Date 
July 23, 2024 

Lot ID 

Number 
611170052 

Request 

Proposed Uses 

15,200 sq. ft.  of new commercial 

buildings 

7 14 new single-family zero-lot line 

dwellings 

61 46 new single-family detached 

dwellings 

Proposed 

Zoning 

R-3 (Single-Family 

Attached/Multi-Family 

Residence) 

R-2 (Single-Family 

Residence) 

B-3 (General 

Commercial/Business) 

Access Public and Private 

Departures from 

Conformance 
Yes; see PUD Standards table Sewer Public 

Site Characteristics 

Land Use Plan 

Designation 

Conservation Areas, Restricted 

Greenspace, Rural/Agriculture 

Zone of 

Influence 
N/A 

Existing Zoning R/A (Rural/Agricultural) Overlay District 
Corridor  

(Magnolia Bridge Rd) 

Existing Use 

2 single-family dwellings (19321 & 

19325 Greenwell Springs Rd) and 

Undeveloped 

Special Flood 

Hazard 

AE/X 

Map 

Surrounding Characteristics 

Surrounding 

Zoning 
R/A, R-2 (Single-Family Residence) 

Surrounding 

Uses 

Institutional, Single-

Family Residential, 
Undeveloped 

https://arcg.is/1n0W5T
https://ibts.maps.arcgis.com/apps/instant/interactivelegend/index.html?appid=90c5c599facb4f1bb5cb5523fb02a561
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Case History-Site 

• PUD-2-23 Planned Unit Development 

Preliminary Plan for The Summit at Greenwell 

Springs. Application submitted 8/17/2023. 

Public participation meeting conducted 

9/20/2023. Application withdrawn by applicant 

11/16/2023 before it was advertised for public 

hearing. 

Master Plan Context Analysis 

• Future Land Use. The subject property is 

designated as the following future land use 

(FLU) classifications (see descriptions at right 

and attached map): 

- Conservation Areas (aka Greenways) 

- Restricted Greenspace 

- Rural/Agriculture 

• The Master Plan does not identify any zoning 

districts as aligning with the Conservation Areas 

or Restricted Greenspace FLUs. Notably, the 

Conservation Area FLU (aka Greenways) is 

“considered unsuitable for development and 
should be protected from development in 

order to ensure adequate flood basin area.” 

• The Master Plan identifies the R/A (Rural/ 

Agricultural) zoning district as the district that 
most closely aligns with the Rural/Agriculture 

FLU. 

• The proposed PUD, including its requested 

rezoning to R-3, R-2, and B-3, does not meet 

the intent of any of the three FLU classifications. 

 

• Density Zone. The subject property is in the Rural 

Density Zone, which provides for very low density of 

a rural character. 

• The proposed PUD is of a moderate density that is 

not compatible with the Rural Density Zone. 

 

• Sector Plan. The subject property is in the following 

two sectors (descriptions at right): 

- G1 Restricted Growth (corresponds with 

Conservation Areas) 

- G2 Controlled Growth (corresponds with 

Rural/Agriculture) 

• The proposed PUD is not consistent with the intent 

of the G1 Sector. It is consistent with the G2 Sector. 

 

• Overall Consistency. Staff’s opinion is that the 

proposed PUD is not consistent with the Master 

Plan. 
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Planned Unit Development (PUD) Standards 

Standard or Guideline Required Proposed Meets? 

PUD Standards (Zoning Sec. 14.6) 

A. Size and Ownership 
Single ownership 

Min. 2 acres 

Single ownership 

34.30 acres 
YES 

B. Compatibility 
Compatible with 

surrounding uses 
Compatible YES 

C. Need Benefit to community 
New commercial and 

residential 
YES 

D. Yards 

Min. 25ft from north and 

Min. 35 ft from west 

property line (abutting R/A) 

>25ft and  

>35ft 
YES 

E. Parking Requirements See Parking Requirements Table YES 

F. Traffic 
Adequate ingress and 

egress 

See Conceptual Traffic 

Impact Study 
YES 

G. Other 
May depart from 

conformance 

Departs from conformance: 

• Parking in required front or 

side yards (commercial) 

• Block length 

YES 

PUD Specific Content (Zoning Sec. 14.5.B) 

1.j. Open Space Min. 3.43 acres (10%) 10.84 9.70 acres (31.6 28.3%) YES 

9. Architectural Plans Preliminary Provided YES 

10. Landscape Plans Preliminary Provided YES 

11. Facilities Plans Preliminary Provided YES 

12. Drainage Impact 

Study 

Stormwater Management 

Plan (Sec. 7:15.2) 
Provided YES 

13. Traffic Impact Study Conceptual Provided YES 

Zoning District Regulations (R-3; Zoning Ch. 5) (B-3; Zoning Ch. 8) 

Uses (5.1, 5.2, 8.1, 8.2) See code 

In R-3: 

• Single-family detached (SF) 

• Zero lot line single-family 

detached (ZLL) 

In R-2: 

• Single-family detached (SF) 

In B-3: 

• Office 

• Restaurant 

YES 

Lot Area, residential 

detached (SF) (4.3.A) 

Min. 60 75ft width 

Min. 7,200 10,500sqft area 

Min. 60 75 ft width 

Min. 7,200 10,500 sqft area 
YES 

Lot Area, residential 

attached (ZLL)  

(5.3.B, and Title 7, 7:4.9) 

Min. 20ft width 

Min. 2,000sqft area 

Min. 35ft width 

Min. 4,375sqft 
YES 

https://library.municode.com/la/city_of_central/codes/code_of_ordinances?nodeId=APX1CICECOZOCO_CH14PLUNDERE_S14.6ST
https://library.municode.com/la/city_of_central/codes/code_of_ordinances?nodeId=APX1CICECOZOCO_CH14PLUNDERE_S14.5SPCO
https://library.municode.com/la/city_of_central/codes/code_of_ordinances?nodeId=APX1CICECOZOCO_CH5SIMIATMUMIREDIR-
https://library.municode.com/la/city_of_central/codes/code_of_ordinances?nodeId=APX1CICECOZOCO_CH8GECOBUDIB-
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Standard or Guideline Required Proposed Meets? 

Lot Area, commercial 

(8.3.A) 
Min. 2 acres 2.36 2.737 acres YES 

Setbacks, residential 

detached (SF) (4.3.B) 

Min. 15ft front 

Min. 6 7.5 ft side interior 

Min. 12 25 ft side corner 

Min. 25ft rear 

Min. 25ft front 

Min. 5 8 ft side 

Min. 20 25/35ft rear 

NO 

YES 

Setbacks, residential 

attached (ZLL)  

(5.3.B, and Title 7, 7:4.9) 

Min. 20ft front 

None for side or rear 

Min. 25ft front 

Min. 0/5ft side 

Min. 20ft rear 
YES 

Setbacks, commercial 

(8.3.A) 

Min. 30/60/85ft front 

Min. 10/30ft side and rear 

(see code) 

Min. 85ft front 

Min. 85ft side 

~5ft Min. 43.5 ft rear (pavilion) 

NO 

YES 

Building Height, 

residential (4.3.D, 5.3.D) 
Max. 35ft One- and Two-story YES 

Building Height, 

commercial (8.3.D) 
Max. 45ft One- and Two-story YES 

Parking (5.3.F, 8.3.F) See Parking Requirements Table YES 

Parking location (16.2.G) 
Not in required front or side 

yards adjoining a street 

Located in required front 
(Greenwell Springs) and side 

(proposed Summit Dr) yards 
NO 

Subdivision Standards (Sec. 7:4.103) 

(2)b. Water Public Public YES 

(2)c. Sanitary sewer Public Public YES 

(2)d. Stormwater 

management 

Stormwater Management 

Plan (Sec. 7:15.2) 
Provided YES 

(4) Lot improvements No foreseeable difficulties No foreseeable difficulties YES 

(6) Blocks Max. 1,500ft 

~2,750ft between intersecting 

street centerlines (Greenwell 

Springs and Magnolia Bridge) 

~1,500ft between 90deg turns 

NO 

(7)a. Roads Appendix J 
Most similar to 

F. Neighborhood Street 
YES 

(7)b. Street location Connection to adjacent 
Provided to south via 

Tract CA-4 
YES 

Offsite Drainage Assessment (ODA) 

Conveyance Zone Yes ODA required NA 

ODA Required Complete YES 

https://library.municode.com/la/city_of_central/codes/code_of_ordinances?nodeId=TIT7DECO_CH4PEFIPLAP_S7_4.103REIMREDE
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REVISED 

 

Development Review Committee (DRC) 

• DRC meeting was held May 28, 2024. 

Flood Zone Regulatory Requirements 

• The subject property is partially in Flood Zone AE and partially in Flood Zone X. Future 

structures (in both AE & X) will need to meet elevation requirements outlined in Sec. 8:1552 

(6) of the Building Code.   

• There are some restrictions on the use of landfill in Flood Zone AE per Sec. 8:1552 (7) of the 

Building Code.  
• A land disturbance permit is required prior to any earthwork – Sec. 8:1553 

Public Notification 

• The subject property sign was posted on June 7, 2024. 

• Legal advertisement was published on June 8, 13, 18, 2024 

Findings 

Staff certifies that the request meets the criteria for a planned unit development preliminary plan 

approval.  

https://library.municode.com/la/city_of_central/codes/code_of_ordinances?nodeId=TIT8BU_CH15FLFLDR_PTVPRFLHARE_S8_1552SPST
https://library.municode.com/la/city_of_central/codes/code_of_ordinances?nodeId=TIT8BU_CH15FLFLDR_PTVPRFLHARE_S8_1552SPST
https://library.municode.com/la/city_of_central/codes/code_of_ordinances?nodeId=TIT8BU_CH15FLFLDR_PTVPRFLHARE_S8_1552SPST
https://library.municode.com/la/city_of_central/codes/code_of_ordinances?nodeId=TIT8BU_CH15FLFLDR_PTVPRFLHARE_S8_1553ESDEDIPE










 
REVISED 7-09-24 

The Summit at Greenwell Springs 
City of Central, LA 

 
1. GENERAL DESCRIPTION:   

a. Total Acreage: 34.30 acres 
b. Land-Use Designations and Acreages 

i. Single-Family: 28.93 acres 
ii. Single-Family Zero Lot Line: 2.05 acres 

iii. Commercial: 2.74 acres 
iv. Greenspace: 9.70 acres 
v. Pond: 9.98 acres 

c. Number of Buildings: 62 total 
d. Total Residential Units: 60 

i. Net Density (Residential Units): 60/28.93 = 2.07 Units / acre 
ii. Gross Acreage: 34.30 acres 

iii. Wetlands: none 
iv. Detention Pond Area: 1.49 acres 
v. Estimated Infrastructure ROW: 2.72 acres 

vi. Proposed Open Space: 9.70 acres 
vii. Conserved Open Space: none 

e. Total Square Footage of Commercial Buildings: 15,200 sq ft 
2. Streets and roads are proposed to be publicly owned and maintained. 
3. All utilities will be properly extended to service the site. Construction plans will be 

provided at the appropriate time. 
4. This PUD is not consistent with the Master Plan designation of Ru/Ag. However, the 

Master Plan is from 2010 and is outdated based on development patterns in the 
area. The average daily traffic is about 30,000 vehicles on Magnolia Bridge Road 
alone. The subject site is situated between a major church and commercial property. 
It is also across the street from a large single-family residential development.  This is 
an appropriate and needed update to the Master Plan based on development in the 
area. 

5. All roadway infrastructure will be constructed in a single phase.  Construction will 
begin in October 2024 and be completed in October 2025. The commercial site will 
be constructed on an as-needed basis and is expected to be completed by 2026. 
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FOR
PLANNED UNIT DEVELOPMENT

THE SUMMIT AT GREENWELL SPRINGS

GREENSBURG LAND DISTRICT, CITY OF CENTRAL
LOCATED IN SECTION 66, TOWNSHIP 6 SOUTH, RANGE 2 EAST

JULY 2024

TRACT Y-1-A, LAWRENCE E. KENNARD TRACT

QUAD MAP PARISH MAP

SITE
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MULTI-TENANT OFFICE BUILDING
10,000 sf
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1 Site Plan - Architectural
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2 Commercial District - Front Aerial View
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1 Commercial District - Street View
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The Summit at Greenwell Springs 
 

CHAPTER 14. - PLANNED UNIT DEVELOPMENT REGULATIONS 

Sec. 14.1. - Purpose. 

The purpose of the Planned Unit Development Regulations is to allow more 
creative and imaginative design for land development than is possible under 
the underlying zoning district regulations. In this regard, the bulk and use 
regulations of any district may be modified within a Planned Unit 
Development to preserve the natural site qualities, include urban amenities, 
create more open space and greater aesthetics and facilitate an overall 
higher quality project. 

A. The following objectives are sought through the use of the Planned Unit 
Development procedure: 

1. To permit a creative approach to the use of land and related 
physical facilities that results in better design and development, with the 
inclusion of aesthetic amenities. 

 By utilizing the pond area as a passive recreation space, the 
development will allow residents to better enjoy the space and the outdoor 
amenities provided. The gazebo and benches will also contribute to a better 
design and quality of life.  

2. To encourage a pattern of development to preserve natural 
vegetation, topographic and geological features and environmentally 
appropriate features. 

 We have created a layout that better utilizes the natural contours of 
the land by providing passive greenspace and walking trails in the areas that 
are at lower elevations. This contributes to a better quality of life for the 
residents. 

3. To create a method for the permanent preservation of common 
open space for the continued use and enjoyment of the residents of the 
development. 

 The planned walking trail around the pond invites residents to do 
more than just visually enjoy the amenities. It encourages them to actively 
interact with the space. 



4. To provide for more usable and suitably located recreation facilities 
and other public and private facilities. 

 The gazebo, trail and benches also create a more interactive 
experience and encourages neighbors to be more social and enjoy a better 
quality of life as a result. 

5. To encourage a land use that promotes the public health, safety, 
comfort, morals and welfare. 

 The low-density nature of this development coupled with the multiple 
uses on the same property promote walkability and discourages vehicular 
traffic for some basic entertainment and dining experiences. 

6. To encourage building design, materials, and construction that 
promote a quality image now, and in the future, enhance the overall. 

The architectural theme and building materials support sustainability 
and the longevity of architectural features that are of quality form and 
substance. 
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To: Mr. Blake Seguin, JBS Companies, Inc. 

From: Jonathan Duhe, P.E., PTOE, Neel-Schaffer, Inc. 

Date: August 15, 2023 

Re: The Summit at Greenwell Springs PUD 
 Conceptual Traffic Study 
   
 
As per the City of Central Planning and Zoning Commission’s PUD Preliminary Plan Checklist, this 
proposed development requires a Conceptual Traffic Impact Study.  The Conceptual Traffic 
Impact Study requires the following. 
 

• Total number of vehicular trips generated from the proposed development 
• Identify intersections that might be affected by the development 

 
This conceptual traffic impact study is in reference to the proposed Summit at Greenwell Springs 
which is to be located on the west side of LA 37 (Greenwell Springs Road) in the City of Central, 
Louisiana.  A vicinity map is shown in Figure 1.   
 
The proposed Summit at Greenwell Springs will be a planned unit development including 
residential development (single family homes and townhomes), office buildings, and retail with 
full access onto LA 37 (Greenwell Springs Road) and also limited access (right-in, right-out) to LA 
3034 (Magnolia Bridge Road).  LA 37 (Greenwell Springs Road), near the proposed development, 
is a two-lane roadway with a posted speed limit of 45 mph.  The proposed development will 
directly access LA 37 (Greenwell Springs Road) via one (1) proposed driveway.  LA 3034 (Magnolia 
Bridge Road), near the proposed development, is a two-lane roadway with a posted speed limit 
of 45 mph.  The proposed development will directly access LA 3034 (Magnolia Bridge Road) via 
one (1) proposed right-in, right-out driveway.  A site plan is shown in Figure 2.   
 
Additional traffic generated by the Summit at Greenwell Springs was determined using the 
Institute of Transportation Engineers (ITE) Trip Generation Manual, 11th Edition.  The additional 
traffic generated was determined using the land use for single-family detached housing (54 lots), 
single-family attached housing (9 units), general office building (17,200 total square feet), and a 
strip retail plaza (13,600 total square feet).  A summary of the ITE land use information is provided 
in Table 1. 
  



Neel-Schaffer, Inc. The Summit at Greenwell Springs 
Baton Rouge, LA Conceptual TIS 

 
 

   
 

2 
 

Table 1:  Trip Generation Land Use Documentation 

 Anticipated Land Use ITE Land 
Use Code ITE Land Use Name Estimated Units 

Single Family Homes 210 Single-Family Detached Housing 54 
Townhomes 215 Single-Family Attached Housing 9 
Office Building 710 General Office Building 17,200 ft2   
Retail 822 Strip Retail Plaza (<40k) 13,600 ft2   

 
Using the land use code and estimated units shown in Table 1, trip generation was determined.  
A summary of the AM and PM peak generated trips for the Summit at Greenwell Springs is shown 
in Table 2. 
 

Table 2:  Full Build Trip Generation 

Anticipated Land Use AM Peak PM Peak 
Enter Exit Enter Exit 

FULL BUILD 
Single-Family Housing 

Trip Generation 11 32 35 21 
Internal Capture 0 1 7 4 

New External Trips 11 31 28 17 
Townhomes 

Trip Generation 1 3 3 2 
Internal Capture 0 0 1 1 

New External Trips 1 3 2 1 
Office Space 

Trip Generation 33 4 7 32 
Internal Capture 2 1 1 5 

New External Trips 31 3 6 27 
Retail 

Trip Generation 19 13 45 45 
Internal Capture 1 1 9 9 

New External Trips 18 12 36 36 
FULL BUILD DEVELOPMENT SUMMARY 

Trip Generation 64 52 90 100 
Internal Capture 3 3 18 19 

New External Trips 61 49 72 81 
 
It is recommended that along with the proposed driveway locations, the intersection of LA 3034 
(Magnolia Bridge Road) and LA 37 (Greenwell Spring Road) be included in the detailed traffic 
study that will be required as part of the PUD Final Plan. 
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I. Trip Generation Summary 

II. ITE Trip Generation Calculations 

III. Internal Capture Calculations 
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I. Trip Generation Summary 
 

 
  



Enter Exit Enter Exit

54 11 32 35 21
Dwelling 0 1 7 4

Units 11 31 28 17
9 1 3 3 2

Dwelling 0 0 1 1
Units 1 3 2 1

17 33 4 7 32
2 1 1 5

31 3 6 27
19 13 45 45

14 1 1 9 9
18 12 36 36

DEVELOPMENT SUMMARY
Total Trips Generated 64 52 90 100
Internal Capture 3 3 18 19
Net External Trips (NEW) 61 49 72 81
1A limit of 20% was used for internal capture.

Units

AM Peak PM Peak

Trip Generation Summary

Land Use

General Office Building (710)
Internal Capture

New External Trips
 sq.ft.

 sq.ft.

Single-Family Detached Housing (210)
Internal Capture

New External Trips
Single-Family Attached Housing (215)

Internal Capture
New External Trips

Internal Capture
New External Trips

Strip Retail Plaza (822)
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II. ITE Trip Generation Calculations 
  



ENTER: 43 x 25% = 11

EXIT: 43 x 75% = 32



ENTER: 56 x 63% = 35

EXIT: 56 x 37% = 21



ENTER:  4 x 25% = 1

EXIT: 4 x 75% = 3



ENTER: 5 X 59% = 3

EXIT: 5 x 41% = 2



ENTER: 37 x 88% = 33
EXIT: 37 x 12% = 4



ENTER: 39 x 17% = 7
EXIT: 38 x 83% = 32



ENTER: 32 x 60% = 19
EXIT: 32 x 40% = 13



ENTER: 90 x 50% = 45
EXIT: 90 x 50% = 45
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III. Internal Capture Calculations 



Project Name: Organization:

Project Location: Performed By:

Scenario Description: AM Peak Date: 6/2/2023

Analysis Year: Checked By:

Analysis Period: Date:

ITE LUCs1 Quantity Units Total Entering Exiting

Office 37 33 4

Retail 32 19 13

Restaurant 0

Cinema/Entertainment 0

Residential 47 12 35

Hotel 0

All Other Land Uses2 0

Total 116 64 52

Veh. Occ. % Transit % Non-Motorized Veh. Occ. % Transit % Non-Motorized

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

All Other Land Uses2

Office Retail Restaurant Residential Hotel

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

Office Retail Restaurant Residential Hotel

Office 1 0 0 0

Retail 1 0 0 0

Restaurant 0 0 0 0

Cinema/Entertainment 0 0 0 0 0

Residential 1 0 0 0

Hotel 0 0 0 0

Total Entering Exiting Land Use Entering Trips Exiting Trips

All Person-Trips 116 64 52 Office 6% 25%

Internal Capture Percentage 5% 5% 6% Retail 5% 8%

Restaurant N/A N/A

External Vehicle-Trips3 110 61 49 Cinema/Entertainment N/A N/A

External Transit-Trips4 0 0 0 Residential 0% 3%

External Non-Motorized Trips4 0 0 0 Hotel N/A N/A

Central, LA

AM Street Peak Hour

NSI

JPD

2023

Estimation Tool Developed by the Texas Transportation Institute

Table 5-A: Computations Summary Table 6-A: Internal Trip Capture Percentages by Land Use

2Total estimate for all other land uses at mixed-use development site-not subject to internal trip capture computations in this estimator
3Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-A

1Land Use Codes (LUCs) from Trip Generation Informational Report , published by the Institute of Transportation Engineers.

4Person-Trips
*Indicates computation that has been rounded to the nearest whole number.

Table 2-A: Mode Split and Vehicle Occupancy Estimates

Table 4-A: Internal Person-Trip Origin-Destination Matrix*

Destination (To)
Origin (From)

Origin (From)
Destination (To)

Cinema/Entertainment

Land Use
Entering Trips Exiting Trips

Table 3-A: Average Land Use Interchange Distances (Feet Walking Distance)

NCHRP 8-51 Internal Trip Capture Estimation Tool

Table 1-A: Base Vehicle-Trip Generation Estimates (Single-Use Site Estimate)

0

0

Cinema/Entertainment

Development Data (For Information Only )

0

0

0

Estimated Vehicle-Trips
Land Use

Summit at Greenwell Springs



Project Name:

Analysis Period:

Veh. Occ. Vehicle-Trips Person-Trips* Veh. Occ. Vehicle-Trips Person-Trips*

Office 1.00 33 33 1.00 4 4

Retail 1.00 19 19 1.00 13 13

Restaurant 1.00 0 0 1.00 0 0

Cinema/Entertainment 1.00 0 0 1.00 0 0

Residential 1.00 12 12 1.00 35 35

Hotel 1.00 0 0 1.00 0 0

Office Retail Restaurant Residential Hotel

Office 1 3 0 0

Retail 4 2 2 0

Restaurant 0 0 0 0

Cinema/Entertainment 0 0 0 0 0

Residential 1 0 7 0

Hotel 0 0 0 0

Office Retail Restaurant Residential Hotel

Office 6 0 0 0

Retail 1 0 0 0

Restaurant 5 2 1 0

Cinema/Entertainment 0 0 0 0 0

Residential 1 3 0 0

Hotel 1 1 0 0

Internal External Total Vehicles1 Transit2 Non-Motorized2

Office 2 31 33 31 0 0

Retail 1 18 19 18 0 0

Restaurant 0 0 0 0 0 0

Cinema/Entertainment 0 0 0 0 0 0

Residential 0 12 12 12 0 0

Hotel 0 0 0 0 0 0

All Other Land Uses3 0 0 0 0 0 0

Internal External Total Vehicles1 Transit2 Non-Motorized2

Office 1 3 4 3 0 0

Retail 1 12 13 12 0 0

Restaurant 0 0 0 0 0 0

Cinema/Entertainment 0 0 0 0 0 0

Residential 1 34 35 34 0 0

Hotel 0 0 0 0 0 0

All Other Land Uses3 0 0 0 0 0 0

Land Use
Table 7-A (D): Entering Trips

2Person-Trips

Person-Trip Estimates

Summit at Greenwell Springs

AM Street Peak Hour

Table 9-A (D): Internal and External Trips Summary (Entering Trips)

Table 8-A (O): Internal Person-Trip Origin-Destination Matrix (Computed at Origin)

Origin (From)
Destination (To)

Cinema/Entertainment

Table 7-A: Conversion of Vehicle-Trip Ends to Person-Trip Ends

Table 7-A (O): Exiting Trips

0

0

0

Table 8-A (D): Internal Person-Trip Origin-Destination Matrix (Computed at Destination)

Origin (From)

Origin Land Use
Person-Trip Estimates External Trips by Mode*

External Trips by Mode*

1Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-A

0

*Indicates computation that has been rounded to the nearest whole number.

0

0

0

0

0

Destination (To)

Cinema/Entertainment

0

3Total estimate for all other land uses at mixed-use development site-not subject to internal trip capture computations in this estimator

Destination Land Use

Table 9-A (O): Internal and External Trips Summary (Exiting Trips)



Project Name: Organization:

Project Location: Performed By:

Scenario Description: PM Peak Date: 45079

Analysis Year: Checked By:

Analysis Period: Date:

ITE LUCs1 Quantity Units Total Entering Exiting

Office 39 7 32

Retail 90 45 45

Restaurant 0

Cinema/Entertainment 0

Residential 61 38 23

Hotel 0

All Other Land Uses2 0

Total 190 90 100

Veh. Occ. % Transit % Non-Motorized Veh. Occ. % Transit % Non-Motorized

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

All Other Land Uses2

Office Retail Restaurant Residential Hotel

Office

Retail

Restaurant

Cinema/Entertainment

Residential

Hotel

Office Retail Restaurant Residential Hotel

Office 4 0 1 0

Retail 1 0 12 0

Restaurant 0 0 0 0

Cinema/Entertainment 0 0 0 0 0

Residential 1 5 0 0

Hotel 0 0 0 0

Total Entering Exiting Land Use Entering Trips Exiting Trips

All Person-Trips 190 90 100 Office 29% 16%

Internal Capture Percentage 25% 27% 24% Retail 20% 29%

Restaurant N/A N/A

External Vehicle-Trips3 142 66 76 Cinema/Entertainment N/A N/A

External Transit-Trips4 0 0 0 Residential 34% 26%

External Non-Motorized Trips4 0 0 0 Hotel N/A N/A

1Land Use Codes (LUCs) from Trip Generation Informational Report , published by the Institute of Transportation Engineers.
2Total estimate for all other land uses at mixed-use development site-not subject to internal trip capture computations in this estimator
3Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-P

*Indicates computation that has been rounded to the nearest whole number.

Table 5-P: Computations Summary Table 6-P: Internal Trip Capture Percentages by Land Use

4Person-Trips

Estimation Tool Developed by the Texas Transportation Institute

0

0

0

Origin (From)
Destination (To)

Cinema/Entertainment

0

0

Table 4-P: Internal Person-Trip Origin-Destination Matrix*

Origin (From)
Destination (To)

Cinema/Entertainment

Table 2-P: Mode Split and Vehicle Occupancy Estimates

Land Use
Entering Trips Exiting Trips

Table 3-P: Average Land Use Interchange Distances (Feet Walking Distance)

2023

PM Street Peak Hour

Table 1-P: Base Vehicle-Trip Generation Estimates (Single-Use Site Estimate)

Land Use
Development Data (For Information Only ) Estimated Vehicle-Trips

NCHRP 8-51 Internal Trip Capture Estimation Tool

Summit at Greenwell Springs NSI

Central, LA JPD



Project Name:

Analysis Period:

Veh. Occ. Vehicle-Trips Person-Trips* Veh. Occ. Vehicle-Trips Person-Trips*

Office 1.00 7 7 1.00 32 32

Retail 1.00 45 45 1.00 45 45

Restaurant 1.00 0 0 1.00 0 0

Cinema/Entertainment 1.00 0 0 1.00 0 0

Residential 1.00 38 38 1.00 23 23

Hotel 1.00 0 0 1.00 0 0

Office Retail Restaurant Residential Hotel

Office 6 1 1 0

Retail 1 13 12 2

Restaurant 0 0 0 0

Cinema/Entertainment 0 0 0 0 0

Residential 1 10 5 1

Hotel 0 0 0 0

Office Retail Restaurant Residential Hotel

Office 4 0 2 0

Retail 2 0 17 0

Restaurant 2 23 6 0

Cinema/Entertainment 0 2 0 2 0

Residential 4 5 0 0

Hotel 0 1 0 0

Internal External Total Vehicles1 Transit2 Non-Motorized2

Office 2 5 7 5 0 0

Retail 9 36 45 36 0 0

Restaurant 0 0 0 0 0 0

Cinema/Entertainment 0 0 0 0 0 0

Residential 13 25 38 25 0 0

Hotel 0 0 0 0 0 0

All Other Land Uses3 0 0 0 0 0 0

Internal External Total Vehicles1 Transit2 Non-Motorized2

Office 5 27 32 27 0 0

Retail 13 32 45 32 0 0

Restaurant 0 0 0 0 0 0

Cinema/Entertainment 0 0 0 0 0 0

Residential 6 17 23 17 0 0

Hotel 0 0 0 0 0 0

All Other Land Uses3 0 0 0 0 0 0

0

0

0

0

0

3Total estimate for all other land uses at mixed-use development site-not subject to internal trip capture computations in this estimator

Table 9-P (O): Internal and External Trips Summary (Exiting Trips)

Origin Land Use
Person-Trip Estimates External Trips by Mode*

Person-Trip Estimates External Trips by Mode*

0

Table 8-P (D): Internal Person-Trip Origin-Destination Matrix (Computed at Destination)

Origin (From)

2Person-Trips

0

0

Table 9-P (D): Internal and External Trips Summary (Entering Trips)

Destination Land Use

*Indicates computation that has been rounded to the nearest whole number.

Summit at Greenwell Springs

PM Street Peak Hour

Table 7-P: Conversion of Vehicle-Trip Ends to Person-Trip Ends

Land Use
Table 7-P (D): Entering Trips Table 7-P (O): Exiting Trips

Table 8-P (O): Internal Person-Trip Origin-Destination Matrix (Computed at Origin)

Origin (From)
Destination (To)

Destination (To)

Cinema/Entertainment

Cinema/Entertainment

0

2

1Vehicle-trips computed using the mode split and vehicle occupancy values provided in Table 2-P
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City of Central Offsite Drainage 
Assessment 
PUD-1-24: The Summit at Greenwell Springs 

This Memorandum assesses the potential offsite drainage impacts 
specific to the proposed development, The Summit at Greenwell Springs 
(PUD-1-24), submitted to the Planning Commission. 

Information Received from Applicant 
The applicant provided a proposed AutoCAD elevation surface, a drainage 
impact study, and a site plan. 

Updated Effective Hydraulic Model (EHM) 
No adjustments to the EHM were made as the applicant did not provide existing 
elevation data and no adjustments were determined to be needed. The effective 
EHM’s terrain is shown in Figure 1. The EHM was run for the 10%, 4%, and 1% 
annual exceedance probability (AEP), 24-hour storm events.  

Post-Development Hydraulic Model 
The proposed development comprises 63 lots with one detention pond and one mitigation pond. The detention pond 
collects runoff from the proposed development via the proposed subsurface drainage system and discharges it into 
the mitigation pond via a 15” reinforced concrete pipe. The mitigation pond discharges into Draughan Creek via the 
proposed open ditch outfall. A 4-foot bottom-width ditch was proposed as the rear yard swale along the southeast 
side of the development. Two weir inlets were placed in the ditch and connected to the mitigation pond via a 36” 
RPVCCP pipe. The proposed terrain can be seen in Figure 2. The Post-Development Hydraulic Model was run for the 
10%, 4%, and 1% AEP, 24-hour storm events.  

Offsite Drainage Assessment Results 
The peak water surface elevations from each storm event were extracted from the effective EHM and Post-
Development Hydraulic Models and compared to one another, as shown in Figures 3, 4, and 5.  

The comparisons reveal the following impact on peak water surface elevations beyond the development site for all 
storm events:  

- Decreases of 0.2 to 0.25 feet along the lateral of Draughan Creek upstream and downstream of Magnolia
Bridge Rd for 10-yr, 25-yr, and 100yr event

- Decreases of 0.1 to 0.15 feet from the southeast site boundary to the Magnolia Bridge Road for the 100-yr
event

A small area to the south of the development at the far east side shows increases in peak water surface elevations. 
Review of the lidar and model flow paths reveals these locations are not indicative of a water surface elevation 
increase and identified as “model noise”; not true increases. 

To: 

City of Central 

From: 
CSRS 

Stokka Brown, MS, PE, CFM 
Principal & Water Resources 
Practice Area Leader 

8555 United Plaza Blvd, 
Baton Rouge, LA 70809  
(225) 769-0546
stokka.brown@csrsinc.com

Date: 

6/11/2024 

http://www.csrsinc.com/
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Figure 1: Existing Terrain LiDAR 
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Figure 2: Proposed Terrain LiDAR 
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Figure 6: Existing Conditions 100-Year W
ater Depth M

ap with Flow Direction 

Link to 
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Video 

Figure 7: Proposed Conditions 100-Year W
ater Depth M
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Melissa Guilbeau - CTR

From: Melissa Guilbeau - CTR
Sent: Friday, May 31, 2024 1:28 PM
To: mickey@mresmail.com
Cc: gardengatedev@yahoo.com; Planning - COC
Subject: PUD-1-24 DRC comments

Please address the items below, and submit all documents and revisions before June 11, including justification for 
noncompliance items. I will send any additional comments I might receive, including from the ODA, promptly after 
I receive them. 
 
Planning and Zoning 

1. Keypads and gates are shown on Sheets 3, 4, and 6, but written description says streets will be public. 
Correct whichever is incorrect (written description based on our DRC conversation). 

2. On the preliminary plat, there appear to be inconsistencies between the labeling and scale of the width of 
the seven zero lot line lots. G-1 appears to be the only one that measures 35 feet in width. G-5, G-6, and G-
7 include 35.0’ width labels but don’t measure 35 feet. And G-5 has 30.0’ and 35.0’ labels front and rear. 

3. Redo the MOVEBR concept overlay; update from 9/2023. 
4. Label Tract CA-4 as a potential connection to future development on the Henry J. Graham Tract to the 

south, as mentioned in the DRC meeting. Using this proposed green tract for a future road connection 
would reduce your greenspace, which should be disclosed now if that is your intent. 

Floodplain Management 
1. A Land Disturbance Permit is required prior to any earthwork.  

Drainage Engineering 
1. Waiting on results of ODA. 

TraƯic 
1. A traƯic contribution of $200 per lot will be required prior to final plat approval. 

Fire Department 
1. Get with the water company and send us a letter stating that fire hydrants can provide 1500 GPM. Houses 

10 feet apart or less this is the requirement. 
2. If any of the businesses require fire sprinklers, a fire hydrant will need to be installed within 300 feet of the 

FDC. 

EBR Subdivision Engineering 
1. Show existing Right-of-way width for Magnolia Bridge Rd and Greenwell Springs Rd. Any Right-of-way width 

less than 100’ shall show the required major street setback on the property. 
2. Magnolia Bridge Rd is part of the MOVEBR program. Coordination with the project design team is required. 

Contact Andrea Kelley for review and approval andrea.kelley@csrsinc.com. 
3. A DOTD permit is required for the proposed street connection to state routes. 
4. A sewer capacity request has been received and is currently being evaluated. 
5. Plans for the public gravity sewer, pump station, and sewer forcemain shall be submitted to EBR 

Subdivision Engineering for review and permitting. No building permits shall be granted until the public 
sewer extension is constructed and accepted. 

6. Sanitary sewer lines deeper than 10’ below grade shall require additional servitude in accordance with EBR 
servitude guidelines. 



2

EBR TraƯic Engineering 
None 
 
DOTD 
None 
 
Baton Rouge Water 
None 
 

 

Melissa Guilbeau, AICP 
Planning Consultant 

Phone. (225) 372-1182 Fax. (225) 262-5001 
Email. mguilbeau_CTR@ibts.org 

Address. 6703 Sullivan Road, Central, LA 70739 
Web. www.centralgov.com  
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