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Agenda ltem # 7

Planning Commission
September 7, 2023

SUB-002557-2023 & MOD-002587-2023

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

Applicant Materials for Consideration — Subdivision

Applicant Materials for Consideration — PUD Modification

Location:
6301 Grelot Road

Subdivision Name:
Christ United Methodist Church Subdivision,
Resubdivision of Lot 1, Resubdivision of Lot 2A

Applicant / Agent:
Hunter Smith or Daniel Clark, Smith Clark &
Associates, LLC

Property Owner:
Christ United Methodist Church

Current Zoning:
B-3, Community Business Suburban District and R-3,
Multi-Family Residential Suburban District

Future Land Use:
Suburban Center and Mixed Commercial Corridor

Applicable Codes, Policies, and Plans:

e Unified Development Code (UDC)

e Subdivision Regulations

e Map for Mobile Comprehensive Plan

Schedule for Development:
e Not Applicable

Proposal:
e Subdivision approval to create two (2) legal lots
of record

e Modification of a previously approved Planned
Unit Development

Commission Considerations:

e Subdivision proposal with nine (9) conditions;
and

e Modification of a previously approved Planned
Unit Development with eleven (11) conditions.
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The site is surrounded by commercial and residential units.
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APPLICANT Christ United Methodist Church Subdivision, Resubdivision of Lot 1, Resubdivision of Lot 2A

REQUEST Subdivision, PUD Modification }
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Page 2 of 15




Since 1997, the subject site has had Planning Approvals to allow a church in a R-3, Multi-Family Residential
District, as well as Planned Unit Developments (PUDs) to allow multiple buildings on a single building site as well
as shared access between multiple building sites. The most recent application for the site was a three (3) lot
Subdivision and PUD in 2021 which allowed the creation of the newly constructed car wash and self-storage
facility. No changes are being made to the existing church, therefore a Modification to the Previously Approved
Planning Approval is not required at this time.

In 2017, the site was before the Board of Zoning Adjustment to allow the church at 6101 Grelot Road to erect a
digital sign less than 300-feet from residentially zoned property; the variance was approved.

Engineering Comments:

Subdivision

FINAL PLAT COMMENTS (should be addressed prior to submitting the FINAL PLAT for review):

A. Provide all of the required information on the SUBDIVISION PLAT (i.e. signature blocks, signatures,

certification statements, written legal description, required notes, legend, scale, bearings and distances) that

is required by the current Alabama State Board of Licensure for Professional Engineers and Land Surveyors.

Provide the Surveyor’s Certificate.

C. Email a pdf copy of the FINAL SUBDIVISION PLAT and LETTER OF DECISION to the Permitting Engineering Dept.
for review at land.disturbance@cityofmobile.org prior to obtaining any signatures. No signatures are
required on the drawing.

@

Modification of Planned Unit Development

1. Revise PUD NOTE #5) part 6. to read — “The proposed development must comply with all Engineering
Department design requirements and Policy Letters.” The remainder of this note appears to be parts of other
notes that may or may not be required by the Staff Report and/or Traffic Engineering review.

2. Except as noted above retain PUD NOTES #5 as shown on the PUD SITE PLAN.

Traffic Engineering Comments:

Driveway number, size, location, and design to be approved by Traffic Engineering and conform to AASHTO
standards. Any required on-site parking, including ADA handicap spaces, shall meet the minimum standards as
defined in Section 64-3-12 of the City’s Unified Development Code.

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.
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Fire Department Comments:

All projects within the City Limits of Mobile shall comply with the requirements of the City of Mobile Fire Code
Ordinance (2021 International Fire Code). Fire apparatus access is required to be within 150' of all commercial and
residential buildings. A fire hydrant is required to be within 400' of non-sprinkled commercial buildings and 600' of
sprinkled commercial buildings.

Planning Comments:

Subdivision

The applicant is proposing a 2-lot, 19.3+-acre subdivision from a single existing legal lot of record. The site is
served by public water and sanitary sewer services.

The site has frontages along Grelot Road and Hillcrest Road, both major streets on the Major Street Plan with
compliant 100-foot rights-of-way, making no dedications necessary. There are also private service roads, both
existing, internal to the development.

Both lots, as proposed, will exceed the minimum size requirements for lots served by public water and sanitary
sewer in a B-3, Community Business Suburban District. Each lot is labeled with its size in both square feet and
acres on the preliminary plat, and this information should be retained on the Final Plat, if approved; or the
provision of a table on the Final Plat with the same information will suffice.

The required 25-foot minimum front yard setback is illustrated along both Grelot Road and Hillcrest Road, and
should be retained on the Final Plat, if approved.

The preliminary plat depicts several existing easements: three (3) access easements, a stormwater detention
basin easement, and a drainage and utility easement on the proposed Lot A. These easements should be retained
on the Final Plat, if approved, with a note stating that no structures are allowed to be erected in any easement,
without the easement holder’s permission.

There is a note on the preliminary plat stating that new construction will comply with the minimum setback
requirements of the historic district overlay requirements. As the subject site is not located in a historic district,

this comment should be removed from the plat, if approved.

Planned Unit Development Modification

The purpose of the Planned Unit Development Modification under consideration is to amend the previously
approved Planned Unit Development to include the newly created lot, and the proposed sports training facility on
the new lot. No new improvements or alterations are proposed to be made to any of the other lots at this time.

A sports training facility, or indoor recreation facility, requires parking to be provided at the ratio of one (1)
parking space per 400 square feet. The proposed structure is depicted as being approximately 15,200+ square
feet, making 38 parking spaces are required. As submitted, the site plan depicts 38 parking spaces proposed. It
should be noted that a compliant photometric site plan will be required at the time of permitting.

The newly created Lot B is proposing two (2) access points to the proposed Lot A. One of the proposed access
points is within an existing access easement, but the other is beyond the easement. If approved, the easement
should be extended to include both proposed access points on both the Subdivision plat as well as the PUD site
plan.
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The site plan submitted has a note stating that any dumpster to be installed at the site will comply with “Section
64-4.D.P. of the Zoning Ordinance”, as well as a note stating that Lot B will use on-site trash pickup. If approved,
the site plan should be revised to remove the note about dumpsters.

Notes on the site plan relating to tree planting and landscape area requirements, in addition to parking screening,
have references to the former Zoning Ordinance, not the new Unified Development Code (UDC). If approved, all
code references should be updated to reflect the applicable standards of the UDC.

Any changes to the scope of operations or the building footprint for the church located at 6101 Grelot Road will
require Modification to the Previously Approved Planning Approval.

Standards of Review:

Subdivision review examines the site with regard to promoting orderly development, protecting general health,
safety and welfare, and ensuring that development is correlated with adjacent developments and public utilities
and services, and to ensure that the subdivision meets the minimum standards set forth in the Subdivision
Regulations for lot size, road frontage, lot configuration, etc.

Considerations:

If the Planning Commission considers approving the Subdivision request, the following conditions could apply:

1. Retention of the lot size labels in both square feet and acres, or provision of a table on the Final Plat with
the same information;

Retention of the right-of-way widths for each abutting street, as depicted on the preliminary plat;
Retention of the 25-foot setback along each abutting street;

Extension of the access easement along Hillcrest Road to include both proposed access points from Lot B;
Retention of all easements and placement of a note stating that no structures are allowed in any
easements without the easement holder’s permission;

Compliance with all Engineering comments noted in this staff report;

Placement of a note on the Final Plat stating all Traffic Engineering comments noted in this staff report;
Compliance with all Urban Forestry comments noted in this staff report; and,

Compliance with all Fire Department comments noted in this staff report.

vk wnN

LN

Standards of Review:

The Unified Development Code (UDC) in 64-5-8-B.(5) states the following concerning Planned Unit Development
Modifications:

Approval Criteria. The Planning Commission shall not recommend a major modification for approval, and the City
Council shall not approve the modification, unless the proposed modification:

1. Is consistent with all applicable requirements of this Chapter;
2. Is compatible with the character of the surrounding neighborhood;
3. Will not impede the orderly development and improvement of surrounding property;
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4. Will not adversely affect the health, safety or welfare of persons living or working in the surrounding
neighborhood, or be more injurious to property or improvements in the neighborhood:

a. In making this determination, the Planning Commission and City Council shall consider the location,
type and height of buildings or structures, the type and extent of landscaping and screening,
lighting, hours of operation or any other conditions that mitigate the impacts of the proposed
development; and

b. Includes adequate public facilities and utilities;

5. Is subject to adequate design standards to provide ingress and egress that minimize traffic hazards and
traffic congestion on the public roads;

6. Is not noxious or offensive by reason of emissions, vibration, noise, odor, dust, smoke or gas; and

Shall not be detrimental or endanger the public health, safety or general welfare.

8. Benefits Consideration. In addition, consideration should also be given to the City’s and the larger
community’s best interests and the need, benefit, or public purpose of the proposed request.

N

Considerations:

If the Planning Commission considers a recommendation of approval for the Modified Planned Unit Development,
the following conditions could apply:

LN

11.

Provision of a note on a recorded site plan stating future development or development of the site may
require additional Modification of the PUD to be approved by the Planning Commission and City Council;
Provision of a note on a recorded site plan stating any changes to the scope of operations or the building
footprint for the church located at 6101 Grelot Road will require Modification to the Previously Approved
Planning Approval;

Extension of the access easement along Hillcrest Road to include both proposed access points from Lot B;
Removal of the note stating “Any dumpster to be installed in compliance with Section 64-4.D.P. of the
Zoning Ordinance”;

Revision of notes on the site plan referencing tree planting and landscape area requirements, in addition
to parking screening, to reflect the applicable standards in the UDC;

Compliance with all Engineering comments noted in this staff report;

Compliance with all Traffic Engineering comments noted in this staff report;

Compliance with all Urban Forestry comments noted in this staff report;

Compliance with all Fire Department comments noted in this staff report;

. Submittal to and approval by Planning and Zoning of the revised Modified Planned Unit Development site

plan prior to its recording in Probate Court, and provision of a copy of the recorded site plan (hard copy
and .pdf) to Planning and Zoning; and,
Full compliance with all municipal codes and ordinances.
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PLANNING COMMISSION
VICINITY MAP - EXISTING ZONING
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The site is surrounded by commercial and residential units.
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The site plan illustrates the existing buildings, parking, setbacks, easements, and proposed new development.
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ZONING DISTRICT CORRESPONDENCE MATRIX
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Zoning District Correspondence Matrix

| Directly Related

©  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 centeris in a more “traditional” or
moere "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 cutparcels,
addition of housing. etc.).
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MIXED COMMERCIAL
CORRIDOR (MCC)

This land use designation

mostly applies to transportation
corridors west of |-65 serving
primarily the low-density
(suburban) residential
neighborhoods. MCC includes a
wide variety of retail, services and
entertainment uses.

This designation acknowledges
existing commercial
development that is spread
along Mobile's transportation
corridors in a conventional strip
pattern or concentrated into
shorter segments of a corridor.

Cwer time, new development
and redevelopment in Mixed
Commercial Corridors is
encouraged to raise design
guality. improve connectivity
to surrounding neighborhoods:
improved streetscapes;

and improve mobility and
accessibility for all users of the
corridor.
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