+

o

Agenda Item # 2 — EXTENSION

BOA-003369-2025

Board of Zoning Adjustment
July 7, 2025

View additional details on this proposal and all application materials using the following link:

Applicant Materials for Consideration

Location:
1201 Paper Mill Road

Applicant / Agent:
Guy C. Oswalt, lll, Merchants Transfer Company
Woodlands Buildings

Property Owner:
Chippewa Lakes, LLC

Current Zoning:
I-2, Heavy Industrial District

Future Land Use:

Neighborhood Center — Traditional, Mixed Density

Residential, and Parks & Open Space

Case Numbers:
6674

Unified Development Code Requirement:

Restoration of Damaged Non-Conforming
Structures must be completed within two (2)
years in an |-2, Heavy Industry District, I-1, Light
Industry District, and R-1, Single-Family
Residential Urban District.

Board Consideration:

Restoration of Damaged Non-Conforming
Structures to take more than two (2) years in an
I-2, Heavy Industry District, I-1, Light Industry
District, and R-1, Single-Family Residential Urban
District.
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The site is surrounded by industrial units. Residential units and a museum lie to the south.
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In April 2006, the site was the subject of an Administrative Planned Unit Development application in order to
allow multiple buildings on the site consisting of multiple lots with shared parking and access.

In May 2024, the property owner submitted documentation regarding a portion of the property developed with a
326,701 square foot warehouse was destroyed by a fire on July 19, 2023. Legal non-conforming status was
granted to the destroyed warehouse on June 2, 2024 for the following items: site coverage, building design and
height standards, crossing multiple tax parcels and zoning districts, landscaping requirements, sidewalks, and
protection buffers. A building permit to begin restoration of the warehouse was issued on June 11, 2024. The
applicant was advised that the Unified Development Code (UDC) allows legal non-conforming structures to be
restored so long as reconstruction begins within one (1) year and is completed within two (2) years of the date of
the damage.

Engineering Comments:

No comments.

Traffic Engineering Comments:

No comments.

Urban Forestry Comments:

Property to be developed in compliance with state and local laws that pertain to tree preservation and protection
on both city and private properties [Act 929 of the 1961 Regular Session of the Alabama Legislature (Acts 1961, p.
1487), as amended, and City Code Chapters 57 and 65]. Private removal of trees in the right-of-way will require
approval of the Mobile Tree Commission. Removal of heritage trees from undeveloped residential sites,
developed residential sites in historic districts, and all commercial sites will require a tree removal permit.

Fire Department Comments:

All projects located within the City Limits of Mobile shall comply with the provisions of the City of Mobile Fire
Code Ordinance, which adopts the 2021 edition of the International Fire Code (IFC).

Fire apparatus access roads shall be provided to within 150 feet of all non-sprinklered commercial buildings and
within 300 feet of all sprinklered commercial buildings, as measured along an approved route around the exterior
of the facility.

An approved fire water supply capable of meeting the requirements set forth in Appendices B and C of the 2021
IFC shall be provided for all commercial buildings.

Fire hydrant placement shall comply with the following minimum standards:

e  Within 400 feet of non-sprinklered commercial buildings
e Within 600 feet of sprinklered commercial buildings
e Within 100 feet of fire department connections (FDCs) serving standpipe or sprinkler systems
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Although the International Residential Code (IRC) functions as a stand-alone document for the construction of
one- and two-family dwellings and townhouses, it does not govern the design or layout of emergency access or
community-level fire protection infrastructure. Therefore, residential developments must also comply with the
applicable requirements of the International Fire Code, including, but not limited to, those listed above concerning
the design, construction, regulation, and maintenance of fire apparatus access roads and fire protection water
supplies.

Planning Comments:

The applicant is requesting Restoration of Damaged Non-Conforming Structures to take more than two (2) years
in an |-2, Heavy Industry District. As previously mentioned, the site has several non-conforming aspects, and will
be unable to complete the reconstruction of the previously damaged building by July 19, 2025. As such, the
applicant is requesting additional time to allow the completion of the work in progress.

The complete application and supporting documents are available via the link on page 1.
This is the first extension request for this approval. The applicant states that they are requesting an extension

since they are nearing the end of construction, but expect to take an additional two (2) or three (3) months after
July 19, 2025 to complete the structure.

The Board is typically amenable to granting extensions, especially a first request when the applicant is working
towards complying with the conditions of approval.
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APPLICATION NUMBER _6674 DATE July 7, 2025 .
APPLICANT  Guy C. Oswalt, Ill, Merchants Transfer Company Woodlands Buildings )é
REQUEST__Restoration of Damaged Non-Conforming Structures [
Low Density Residential M Neighborhood Center - Traditional Light Industry B Water Dependent ‘
Mixed Density Residential Il Neighborhood Center - Suburban B8 Heavy Industry NTS
B Downtown [ Traditional Corridor B Institutional
I District Center W Mixed Commercial Corridor [0 Parks, Open Space
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The site is surrounded by industrial units. Residential units and a museum lie to the south.
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The site plan illustrates the existing buildings, drives, and parking.
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DETAIL SITE PLAN
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DETAIL SITE PLAN
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DETAIL SITE PLAN
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DETAIL SITE PLAN
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ZONING DISTRICT CORRESPONDENCE MATRIX
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Zoning District Correspondence Matrix

B Directly Related

O Elements of the zoning category are related to the future LU
category, but with qualifications (such as a development
plan with conditions)

O Land use category is appropriate, but the district does not
directly implement the category (e.g., open space in an
industrial district)
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NEIGHBORHOOD CENTER (NC)

This land use designation applies to
smaller hubs of mixed commercial,
community. and recreational activity
that cater to adjacent residential areas.
Many of these centers exist today in
some form. Therefore, the following
common principles apply not just to the
future development of new centers, but
also to the redevelopment (wholesale or
incremental) of existing centers.

General Principles for
Neighborhood Centers:

» NC should support a limited amount
of commercial employment

» NC should incorporate some
residential use, which may vary in
type from detached single family,
townhouse, accessory and live-work
units in mixed use and low-rise
multifamily structures.

» The residential density in NC
designations -ranging from 4 to 10 du/
ac— must be compatible in character
with that of surrounding residential
development. providing appropriate
transitions in height. massing and
other buffering from one land use
district to the next.

» The retail and housing uses should
merge around vibrant, compact,
accessible nodes, located at key
neighborhood intersections or along
short road segments.

» The NC nodes should be connected
to the surrounding neighborhood
and nearby public uses (e.g. schools,
parks, etc.) via well-designed
sidewalks and complete streets.

While the above-listed principles are
common to all NC districts, the design
attributes of neighborhood centers
generally vary depending on whether
a center is in a more “traditional” or
more “suburban” context.

Additional Attributes of
Neighborhood Centers:

» NC in traditional contexts: These
tend to be in those areas east of
the Beltline and correspond to
MxDR neighborhoods. In these NCs,
buildings should orient to the street,
with on-site parking typically pushed
to the back of the site. The design
gualities of the public realm are
emphasized, including the provision
of continuous sidewalks, tree canopy.
pedestrian amenities, on-street
parking and bicycle facilities where
appropriate.

» NC in suburban contexts: These
generally are located among the
LDR land use designations in the
areas west of the Beltline. Where
they exist, these centers currently
have a more pronounced vehicular
orientation. Therefore, the emphasis
is on retrofitting to improve internal
walkability (e.g. through the addition
of sidewalks, tree canopy. protection
from the elements) and external
connectivity to the surrounding
areas (via sidewalks, paths and trails,
street crossings, transit stops, etc.)
and to increase the mix and density
of uses [e.g., infill of outparcels,
addition of housing. etc.).
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MIXED DENSITY
RESIDENTIAL (MxDR)

This designation applies mostly
to residential areas located
between Downtown and the
Beltline. where the predominant
character is that of a traditional
neighborhood laid out on an
urban street grid.

These residential areas should
offer a mix of single family homes,
townhouses, 2- to 4- residential
unit buildings, accessory
dwellings, and low- and mid-rise
multifamily apartment buildings.
The density varies between &

and 10 dufac. depending on the
mix, types, and locations of the
housing as specified by zoning.

Like LDR areas, MxDR areas may
incorporate compatibly scaled
and sited complementary uses
such as neighborhood retail and
office uses, schools, playgrounds
and parks, and churches and
other amenities that create a
complete neighborhood fabric
and provide safe and convenient
access to daily necessities.

Page 15 of 16



Parks and Open
Space (POS)

This designation applies to parkland
maintained in a natural. semi-natural
state, or developed with facilities

and set aside for human enjoyment
and recreation or for the protection

of wildlife or natural habitats. Parks
may include squares, playgrounds,
playfields, gardens, greens, greenways
and blueways, and other recreational
areas and facilities that are accessible
to the public. Open space may include
any open piece of land, publicly or
privately held, that is undeveloped (has
no buildings or other built structures).
This designation is not intended to
identify public land acguisition or to
prohibit the development potential of
individual properties.

The designation applies to all existing
and future parks and open space
within the City, including both

active and passive uses. Open space,
including public access to water
bodies, is generally consistent with all
other land use categories, i.e, a park
can be located within any other land
use category, either incidental to a
development or as part of a publicly-
owned or publicly-sponsored local.
community or regional park. Therefore,
a Parks and Open Space designation

is deemed consistent with all land use
categories in the Future Land Use Map.
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