# 1 & 2  HOLDOVER  Revised
Case #SUB2008-00162 & ZON2008-01867

PLANNED UNIT DEVELOPMENT & 

SUBDIVISION STAFF REPORT
Date: August 7, 2008
NAME Regions Addition to Springhill Avenue Commercial Park Plat Subdivision 
SUBDIVISION NAME
Regions Addition to Springhill Avenue Commercial Park Plat Subdivision 
LOCATION 2720 Springhill Avenue
(Northeast corner of Springhill Avenue and Bay Shore Avenue.)
CITY COUNCIL 

DISTRICT
District 1
PRESENT ZONING B-3, Community Business District  
AREA OF PROPERTY 1 Lot / 1.6 + Acres
CONTEMPLATED USE Planned Unit Development Approval to allow two buildings on a single building site during construction of a new bank and demolition of the existing bank, and Subdivision approval to create 1 lot.
FOR DEVELOPMENT Immediate
ENGINEERING

COMMENTS


Must comply with all storm water and flood control ordinances.  Any work performed in the right of way will require a right of way permit.  Need to verify that there is sufficient capacity for the receiving drainage system(s) to accept drainage from this property.
COMMENTS Driveway number, size, location, and design to be approved by Traffic Engineering and conform to AASHTO standards.  Final approval for all driveways, proposed and existing will be given upon submittal of final plans. 

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 (State Act 61-929 and City Code Chapters 57 and 64).  
FIRE DEPARTMENT

COMMENTS
All projects must comply with the requirements of the 2003 International Fire Code, including Appendices B through D, as adopted by the City of Mobile, and the 2003 International Existing Building Code, as appropriate.  
REMARKS
The applicant is requesting Planned Unit Development Approval to allow two buildings on a single building site during construction of a new bank and demolition of the existing bank, and Subdivision approval to create 1 lot.  Planned Unit Development approval is required to allow multiple buildings on a single building site.

Planned Unit Development review examines the site with regard to its location to ensure that it is generally compatible with neighboring uses; that adequate access is provided without generating excess traffic along minor residential streets in residential districts outside the PUD; and that natural features of the site are taken into consideration.  PUD review also examines the design of the development to provide for adequate circulation within the development; to ensure adequate access for emergency vehicles; and to consider and provide for protection from adverse effects of adjacent properties as well as provide protection of adjacent properties from adverse effects from the PUD.  PUD approval is site plan specific, thus any changes to the site plan must be approved by the Planning Commission.

The applicant proposes to construct a new bank on the Western portion of the site while the existing bank continues to operate.  Once the new bank is complete, the old bank will be demolished and the “old” portion of the site will be completed to support the new bank.  The applicant has already submitted drawings in an attempt to obtain permits to construct the new bank, however, no permits have been issued due to the need to obtain Planning Commission approval for the PUD site plan and the proposed 1-lot subdivision.
The site fronts Spring Hill Avenue, a planned major street which has an existing right-of-way of varying width.  The Major Street Plan component of the Comprehensive Plan calls for 100-feet of right-of-way, thus the dedication of adequate right-of-way to provide 50-feet from the centerline of Spring Hill Avenue should be required.  The Subdivision plat and PUD site plan should be revised to reflect dedication.  The site also abuts Bay Shore Avenue, a minor street with adequate right-of-way.

Dedication of a corner radius may be necessary where Bay Shore and Spring Hill Avenue intersect, thus the plat and site plan should be revised to reflect the dedication.

The site currently has two curb-cuts onto Spring Hill Avenue and one curb-cut onto Bay Shore Avenue.  With redevelopment, the applicant proposes to close one of the curb-cuts onto Spring Hill Avenue, thus reducing traffic-congesting turning movements.  Per the submitted PUD site plan, the site should be limited to one curb-cut onto each street, with the size, design and location to be approved by Traffic Engineering (and ALDOT for Spring Hill Avenue) and comply with AASHTO standards.

The new bank facility will be 4960 square feet, while the existing bank is approximately 3330 square feet.  The new bank facility will also include 5 drive-through lanes, matching the existing number.  The new bank will require 17 parking spaces, however, 36 spaces will be provided upon completion of the site.  Rearrangement of the parking facility may be required due to right-of-way dedication.

One of the parking spaces appears to encroach upon the bank’s pylon sign, which creates a safety hazard.  The corner radius dedication may also cause the sign to become non-conforming.  The sign should be moved in order to ensure that it will not be knocked over by a vehicle parking in the space.

Compliance with the storm water and flood control ordinances may require the provision of on-site storm water detention.  If such facilities will be provided in surface facilities, the site plan should be revised to depict the general location of the facilities.

The post-demolition PUD site plan includes calculations for landscape area, but no information regarding compliance with the tree requirements of the Zoning Ordinance.  As dedication of right-of-way along Spring Hill Avenue and at its intersection with Bay Shore Avenue may be required, the site plan should be revised in terms of both landscape area calculations and to reflect tree requirements.  If the revised site plan does not meet the requirements of the Zoning Ordinance in terms of trees and front landscape areas, an application for a variance will be required.
The bank site abuts and multi-family housing development to the North.  The site plan depicts a 10-foot wide vegetative buffer along this boundary.  The design of and planting materials provided in the buffer must comply with Section 64-4.D. of the Zoning Ordinance.  A 6-foot high privacy fence may be provided in lieu of the vegetation, however, it must be depicted on the site plan, and the 10-foot wide buffer must be maintained as a setback for structures exceeding 3-feet in height.
It should be pointed out that the development is on a public transit route and, in fact, is adjacent to a bus shelter.  There is no provision depicted on the site plan to allow transit users a direct walking path from the bus shelter to the new bank’s main entrance.  
The geographic area defined by the city of Mobile and its planning jurisdiction, including this site, may contain Federally-listed threatened or endangered species as well as protected non-game species.  Development of the site must be undertaken in compliance with all local, state and Federal regulations regarding endangered, threatened or otherwise protected species.

Planned Unit Development  Based upon the preceding, the application is recommended for Holdover until the September 4 meeting, with the following revisions due by August 19:
1) Revision of the site plan and plat to reflect dedication as necessary of right-of-way along Spring Hill Avenue to provide 50-feet from centerline;
2) Revision of the site plan and plat to reflect dedication as necessary for the corner radius at the intersection of Spring Hill Avenue and Bay Shore Avenue;

3) Revision of the site plan to depict and label any surface detention area, if required;

4) Revision of the site plan to depict full compliance with the tree and landscaping requirements of the Zoning Ordinance, clearly indicating compliance with frontage tree and frontage landscape requirements, as well as the vegetative buffer or 6-foot high privacy fence between the site and the multi-family development to the North; and
5) Revision of the site plan to provide a sidewalk to the public sidewalk, near the bus stop shelter and intersection corner.
Subdivision  Based upon the preceding, the application is recommended for Holdover until the September 4 meeting, with the following revisions due by August 19: 
1) Revision of the site plan and plat to reflect dedication as necessary of right-of-way along Spring Hill Avenue to provide 50-feet from centerline; and

2) Revision of the site plan and plat to reflect dedication as necessary for the corner radius at the intersection of Spring Hill Avenue and Bay Shore Avenue.
Revised for the August 21st meeting:

A revised site plan and subdivision plat were provided by the applicant, depicting compliance with the requested revisions.  

Lighting of the site and the parking areas must comply with Sections 64-4.A.2. and 64-6.A.3.c. of the Zoning Ordinance, which prohibits the placement of lights where they shine onto adjacent residences and into traffic.

RECOMMENDATION
 

Planned Unit Development  Per the revised site plan, the application is recommended for Approval, subject to the following conditions:

1) Approval limited to the site plan as revised;

2) Demolition of existing structure and all site improvements to be completed prior to the request for final Certificate of Occupancy;

3) Compliance with Engineering comments (Must comply with all storm water and flood control ordinances.  Any work performed in the right of way will require a right of way permit.  Need to verify that there is sufficient capacity for the receiving drainage system(s) to accept drainage from this property); 
4) Lighting of the site and parking area to comply with Sections 64-4.A.2. and 64-6.A.3.c. of the Zoning Ordinance; 
5) Submittal of revised plans for building permits that match the approved PUD plan.
Subdivision  Per the revised plat, the application is recommended for Tentative Approval, subject to the following conditions: 

1) Placement of a note on the plat stating that the site is limited to one curb-cut onto Spring Hill Avenue and one curb-cut onto Bay Shore Avenue, with the size, design and location to be approved by Traffic Engineering and ALDOT, and in compliance with AASHTO standards;
2) Compliance with Engineering comments (Must comply with all storm water and flood control ordinances.  Any work performed in the right of way will require a right of way permit.  Need to verify that there is sufficient capacity for the receiving drainage system(s) to accept drainage from this property); and
3) Placement of a note on the plat stating that approval of all applicable Federal, state and local agencies is required for endangered, threatened or otherwise protected species, if any, prior to the issuance of any permits or land disturbance activities.
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This site plan illustrates the proposed buil ding and parking spaces.
Regions bank one-story buil ding to be removed.
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